
 
 

Enhancing the Quality of Life Through People, Parks, and Recreation.  

Paradise Recreation & Park District 
 
 
 
6626 Skyway Phone: 530-872-6393 
Paradise, CA 95969  Fax: 530-872-8619 
Email: info@ParadisePRPD.com Website: www.ParadisePRPD.com 
 

 
NOTICE OF BOARD OF DIRECTORS 

COMMITTEE MEETING 
 

Committee:  Finance Committee (Rodowick/McGreehan)  
 
Date:   November 15, 2021 
 
Time:   3:30 pm  
 
Location:  Via Teleconference 
 

 
Special Notice:  
Pursuant to California Governor Gavin Newsom’s Executive Order N-29-20 issued on March 17, 2020, relating to the convening of 
public meetings in response to the COVID-19 pandemic, the Paradise Recreation and Park District will be closing the Committee 
Meeting to members of the public and non-essential District staff. 
 
The public may listen to this meeting via computer or telephone. The public may submit comments prior to the meeting via email to 
BODclerk@paradiseprpd.com before 1:00 p.m. on the day of the meeting and they will be read into the record. 
 
Please use the link to join the webinar: Join Zoom Meeting 
https://us02web.zoom.us/j/89394583808?pwd=VHZvSkVaSzI1SVBmR291NllxVHc3dz09  
 

Or via Telephone: Dial by your location: +1 669 900 9128 US (San Jose) (or) +1 346 248 7799 US (Houston) 
Meeting ID: 893 9458 3808  Password: 948710 
 

*********************** 
AGENDA: 
The Committee will meet to: 

1. CalPERS Medical Liability  
2. Solar Agreement for Terry Ashe Recreation Center  
3. Review Lakeridge Addition Acquisition. (Assessor’s Parcel Number (APN): 066-340-005 
4. Review Donation of the Jordan Hill Property (APNs 065-260-001 and 058-130-035)  
 

CLOSED SESSION:  None. 
 
Attachments: 
     1.a   CalPERS Health Letter 
     1.b   CalPERS Resolution 
     1.c   CalPERS Medical Memo 
     2.a   Solar Proposal 
     2.b   Solar Financing Offer 
     3.a   BOD Report Lakeridge Proposal 
     3.b   Lakeridge-Stimson Briefing 
     3.c   Lakeridge Appraisal 
     4.a   Jordan Hill Property Briefing 
     4.b   Jordan Hill Appraisal Part 1 
     4.c   Jordan Hill Appraisal Part 2 

Agenda Prepared: 11/12/21 
Agenda Posted: 11/12/21 
Prior to: 3:30 pm 

mailto:info@ParadisePRPD.com
http://www.paradiseprpd.com/
mailto:BODclerk@paradiseprpd.com
https://us02web.zoom.us/j/89394583808?pwd=VHZvSkVaSzI1SVBmR291NllxVHc3dz09


 
California Public Employees’ Retirement System 
P.O. Box 942715 | Sacramento, CA 94229-2715 
888 CalPERS (or 888-225-7377) | TTY: (877) 249-7442 
www.calpers.ca.gov
 

Health Benefits 

Circular Letter 

June 22, 2020 

Circular Letter: 600-025-20 

Distribution: Special 

To:  Contracting Agency Health Benefits Officers and Assistant Health Benefits  

Officers 

Subject:  Contracting Agency Minimum Employer Contribution Calculation for 2021  

Purpose  

This Circular Letter informs contracting Public Agencies and Schools of the new minimum 

employer health contribution for 2021.  

Background 

The Minimum Employer Contribution amount is prescribed by Government Code section 22892 

of the Public Employees’ Medical and Hospital Care Act (PEMHCA)1, and was originally 

established as a specific dollar value with specified increases.  

 

As of calendar year 2009, the calculated adjustments are based upon the medical care 

component of the Consumer Price Index-Urban (CPI-U). This section provides that 

“commencing January 1, 2009, the employer contribution shall be adjusted annually by the 

board to reflect any changes in the medical care component of the CPI-U and shall be rounded 

to the nearest dollar.” 

Inflation Rate Changes 

In January 2020, the U.S. Bureau of Labor Statistics determined the annual percentage change 

in the medical care component of the CPI-U for 2019 was 2.8%. 

                                                       
1 California Government Code § 20000, et seq. 
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The table below provides an inflation comparison of medical care rates. 

Year Index Percent 

2015 446.752 2.6 

2016 463.675 3.8 

2017 475.322 2.5 

2018 484.707 2.0 

2019 498.413 2.8 

 

Calculation of the Minimum Employer Contribution 

Using the 2.8% increase in the medical care component of the CPI-U, the minimum employer 

contribution for calendar year 2021 is $143. See calculation below.  

 

$139.00 x 2.80% = $3.89 

$139.00 + $3.89 = $142.89, rounded to $143.00 

Minimum Employer Contribution 

The table below displays the annual amounts of the Minimum Employer Contribution for 

members by calendar year.  

Year Employer Contribution 

2017 $128.00 

2018 $133.00 

2019 $136.00 

2020 $139.00 

2021 $143.00 

Contribution Change Process 

Contracting agencies that have designated the PEMHCA Minimum as their monthly employer 

health contribution will have their employer billing automatically updated to reflect the new 

amount effective January 1, 2021.  

 

Contracting agencies do not need to act unless they wish to make a change to their current 

contribution method. To do so, employers must submit a change resolution. Change resolutions 

are effective the first day of the second month following receipt by CalPERS. 
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Questions 

We are committed to assisting you conduct business with the CalPERS Health Benefits Program. 

Call our CalPERS Customer Contact Center at 888 CalPERS (or 888-225-7377) and request a 

response from our Health Resolutions and Compliance Unit to obtain the necessary change 

resolution template. 

 
 
 
Rob Jarzombek, Chief 
Health Account Management Division 
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 Memo 

 

Date:  11/1/2021 

To:  Finance Committee 

From:  Catherine Merrifield, District Accountant 

  

Subject:  CalPERS Medical Liability 

 

I. Description of CAL-Pers Medical Payment Situation 

 

On August 10, 1999, the BOD adopted a resolution # 99-8-1 and resolution # 99-8-2 see attached. 

Annually, the District agreed to up-date the employee contribution as required by CalPERS 

minimum employer contribution calculation, as prescribed by Government Code section 22892 of 

the Public Employees’ Medical and Hospital Care Act (PEMHCA) and was originally established 

as a specific dollar value with specified increases.  

At the time the resolutions were passed there was one employee grandfathered into the retiree 

health benefit program, whose fiscal impact at the time was less than $20 a month.  

II. Problem Definition 

GASB 45 requires all public entities that provide OPEB to measure, recognize and report their 

OPEB expenses, expenditures, and liabilities in a new manner. In particular, public entities that 

have been “reporting” the cost of their OPEB on a “pay as you go basis” no longer will be able to 

do this. This pronouncement became effective for PRPD in December 2008. 

At the time PRPD implemented GASB 45 associated with the one grandfathered employee. 

However, the cost associated with all other employees covered by the new employer health 

reimbursement benefit into retirement was not implemented. There are two costs associated with 

the health benefit program. 

• Per policy PRPD currently reimburses all qualifying employees $750 a month towards the 

employee’s health related benefit costs.  

• The future cost of the actuarially estimated unfunded accrued liability (UAL) required under 

GASB 45 has only been implemented for the one grandfathered employee. 

 

 

The current contribution may be summarized as follows:  



- Confidential - 

CALPERS.Medical.Contribution.Memo.21.0222 2 11/10/2021 

Table 1. Estimate of Costs 

 

 

 

Estimated total cost  

III. Potential District Exposure 

An Actuarial study has been performed to calculate the future actuarial estimated cost of the UAL.  

IV. Situation Causes 

V. Related Documents 

• CalPERS Letter (Dated 6/22/2020) 

• CalPERS Resolution (# 99-8-1 and # 99-8-2) 
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VI. Recommendations 

Short-term Remedy 

• Create a memo describing the situation.  

• Initiate actuarial study to get a handle on long-term liability.  

• Research District action and CALPERs rates.  

 

Long-term Suggestions 

• Fund an account at California Employee Retirement Benefit Trust (CERBT) 

Recommended funding 80% 

 

 

 

https://paradiseprpd.sharepoint.com/sites/Finance/Shared Documents/Reports/CALPERS.Medical.Contribution.Memo.21.0222.docx 



SOLAR
energy for the future

A customized proposal for
 
Paradise Recreation and Park Distric 
Terry Ashe Building  
6626 Skyway 
Paradise, CA 95969  

Contact
 
Chelsea Pavone  
chelsea@savingenergyforlife.com  
530.715.8617  



It saves
 
 
 
 
 
over the lifetime of the system -
including purchase cost 

It saves
 
 
 
 
from your electric bill each
month

Meet your business on solar

6626 Skyway 
Paradise, CA 95969 

$1,241  

Average monthly electric bill

Cash�ow over time

What does a solar
property do for you?
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You would generate
 
 
 
 

of your energy from solar

 100 % 

Your customized solution

System summary

System size
 
Year 1
Production
 
 

63.00 kW 
 
84,869 kWh

100%

Solar Utility

Year 1 Monthly
Utility Bill

Year 1 Total
Utility Costs

Without solar

With solar $548  $6,581 

$ 1,789   $21,470 

Bill savings that start right away A responsible choice

Your system would o�set emissions
equivalent to

Planting 16,806 trees

Driving 64,893 fewer miles
per year 

Taking 6 cars o�
the road 



7.7  years

 $126,592 

$126,592 
     

-$0  

 

ITC

Due to non tax status of PRPD,
let one of our �nancing
partners utilize the tax credit
and you get a 13% discount!   
This lowers the cost and can be
�nanced.  See attached
handout for �nancing options.  

An easy �nancial decision

System cost

Cost to you

Payback period Lock in electric rates

Energy prices are projected to increase
every year. A solar investment protects
you from these changing prices. With
today's rate locked in, your solar
investment will keep generating more
and more value in the future.

Electric bill over time
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Down Payment: $ 126,592 

Depreciation
tax bene�ts

$0 



Year Annual Bill Pre Solar National Depreciation Benefit Local Depreciation Benefit Taxes Loan Payment Annual Bill Post Solar Annual Cashflows Cumulative Cashflows

0 0 0 0 0 0 0 (126.6k) (126.6k)

1 21.5k 0 0 0 0 6,581 14.9k (111.7k)

2 22.1k 0 0 0 0 6,721 15.3k (96.4k)

3 22.7k 0 0 0 0 6,865 15.8k (80.6k)

4 23.3k 0 0 0 0 7,013 16.3k (64.3k)

5 23.9k 0 0 0 0 7,165 16.7k (47.6k)

6 24.6k 0 0 0 0 7,322 17.2k (30.3k)

7 25.2k 0 0 0 0 7,486 17.8k (12.6k)

8 25.9k 0 0 0 0 7,655 18.3k 5,732

9 26.7k 0 0 0 0 7,829 18.8k 24.6k

10 27.4k 0 0 0 0 8,008 19.4k 44k

11 28.2k 0 0 0 0 8,193 20k 63.9k

12 29k 0 0 0 0 8,384 20.6k 84.5k

13 29.8k 0 0 0 0 8,580 21.2k 105.7k

14 30.6k 0 0 0 0 8,783 21.8k 127.5k

15 31.5k 0 0 0 0 8,991 22.5k 150k

16 32.3k 0 0 0 0 9,206 23.1k 173.1k

17 33.2k 0 0 0 0 9,428 23.8k 196.9k

18 34.2k 0 0 0 0 9,656 24.5k 221.4k

19 35.1k 0 0 0 0 9,891 25.3k 246.7k

20 36.1k 0 0 0 0 10.1k 26k 272.7k

21 37.2k 0 0 0 0 10.4k 26.8k 299.5k

22 38.2k 0 0 0 0 10.6k 27.6k 327k

23 39.3k 0 0 0 0 10.9k 28.4k 355.4k

24 40.4k 0 0 0 0 11.2k 29.2k 384.6k

25 41.6k 0 0 0 0 11.6k 30k 414.6k

Annual Cash�ows

Appendix

Monthly Cash�ows

(kWh) Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual

Utility Consumption Pre-Solar 6,866 6,304 5,984 6,443 6,493 7,759 8,877 7,920 7,183 7,183 7,183 6,866 85.1k

Utility Consumption Post-Solar 3,719 2,443 (154) (2,092) (3,842) (3,183) (2,566) (2,464) (799) 1,650 3,943 3,536 192

Solar Production 3,147 3,861 6,138 8,535 10.3k 10.9k 11.4k 10.4k 7,982 5,533 3,240 3,330 84.9k

($) Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual

Utility Bill Pre-Solar 1,642 1,465 1,367 1,462 1,786 2,076 2,428 2,124 1,967 1,922 1,618 1,613 21.5k

Utility Bill Post-Solar 751 597 421 442 509 551 677 567 552 512 481 521 6,581

Utility Bill Savings 891 868 946 1,020 1,277 1,525 1,751 1,557 1,414 1,410 1,137 1,092 14.9k

Excess Credit 0 0 8 123 333 565 752 931 989 899 684 490



 
SDC Energy │ 1346 The Alameda, Suite 7-297 San Jose, California 95126 

 

 

 
 

April 21, 2021 
Attn: Chelsea Pavone, Alternative Energy Systems 

Subject:  Financing offer for your Customer’s proposed PV Solar project 

Sandview Development Corporation (SDC Energy) is pleased to provide your customer with a financing 
offer for the proposed solar energy project at your client’s facility: 

Contractor/Proposal: Alternative Energy Systems, Inc./ Estimate email dated 04/21/2021 

Ratepayer: Paradise Recreation and Park District 
Paradise, CA 95969 

 
Project Details1 
Construction Cost: $126,592.00 
PV System Size: 63 kW 
Contract Generation: TBD kWh 
 
SDC Financing Terms Prepaid SESA 2 6-Year SESA 10-Year SESA 
SESA Monthly Payments:  $1,450.00 $1,075.00 
SESA Prepayment: 3 $111,401.00 $0.00 $0.00 
Annual Increases:  1.5% 1.5% 
Term (months):  72 120 
Estimated FMV: $0.00 $38,000.00 $25,300.00 
Total out of pocket for 
financing:4 $111,401.00 $146,394.00 $163,365.00 

SESA financing is contingent upon available Federal tax benefits and execution of all agreements. 
Ratepayer shall complete SDC Energy Financing Application and assist with further documentation if 
requested.  Offer valid for 30 days. 

 

Warm Regards, 
Charles Schaffer, President 
SDC Energy/Sandview Development Corporation 
Tel: (408) 723-4797, Charles@sdc-energy.com

 
1 Project details for reference only, final contractor installation agreement may affect final cost and SESA financing terms. Warranty & 

maintenance provided under separate agreement between Ratepayer and Scudder Solar Systems. Shall include any required or 
suggested manufacturer’s annual maintenance requirements (i.e. annual servicing of storage products, etc.) 

2 The Prepaid SESA is a fully prepaid solar agreement with an up-front lump sum payment and no other payments for the remaining term 
of the SESA. The up-front payment can be split into multiple payments that are directly applied to the contractor milestone until the 
prepay amount is fully paid. The Prepay SESA is based on a 20-year term with a $0 option for the Ratepayer to purchase at the end of 
the 6th anniversary of the In-Service Date.  

3 Prepayment is calculated to consider the applicable Federal tax benefits. 
4 Sum total of all payments made on the SESA financing. 



 
 

 

Solar Financing Program  
 

 

INTRODUCING SDC ENERGY’S SOLAR FINANCING PROGRAM 

Welcome to SDC Energy’s solar financing overview and your first step toward controlling your 
electricity future! SDC Energy finances your project with a solar lease called the Solar Energy 
Services Agreement, SESA, for short. The SESA leases to you the solar equipment and all the 
energy generated from it. Working much like the trendy power purchase agreements, or PPAs, 
our SESA gives you the advantage of fixed monthly payments, shorter terms and the lowest cost 
of financing. 

Think of the SESA as a “lease-to-own” as opposed to the perpetual renting electricity every 
month from your current utility or from an unknown owner of a PPA. 

Through SDC Energy’s solar financing program you can: 

Ø Control monthly electricity costs through fixed monthly SESA payments or a one-time payment, 
Ø Direct payments that previously went to the utility company to pay the SESA payments, 
Ø Work directly with your Contractor to select and approve your solar equipment, 
Ø Gain ownership of the solar equipment sooner and reap the benefits of no-cost solar electricity! 

Think of SDC as your private banker working to help you finance, then own your energy assets. 
Energy savings grow every year when you control your electricity generation. 

SDC Energy’s 4-step process: 

Step 1: Work with your Contractor to select the solar equipment, location on your property and cost of 
installation. SDC Energy provides financing based on the installation costs.  

Step 2: Select your SESA solar financing terms, sign the Installation Agreement and Project Warranty with 
your Contractor, then sign the SESA with SDC for the financing of the project. 

Step 3: The Contractor proceeds with the installation of the project while funding is completed. 

Step 4: The SESA Monthly Invoicing commences upon utility permission to operate. 

 

Select 
Equipment & 

Financing 
Structure

Sign Solar 
Financing & 
Installation 

Contract

Permitting, 
Installation & 
Permission to 

Operate

Monthly SESA 
Payments begin



 
 

  

Solar Financing Program  
 

Solar Energy Services Agreement Options:  

The “SESA” provided by SDC Energy is the solar financing lease agreement between You 
and SDC Energy. SDC provides two general financings structures that can be adjusted to 
meet your specific needs: 

1. Full prepay: With the prepay lease, you make a one-time payment up-front and have no other 
payments for the rest of the term. You have a future option-date to acquire the lease and own 
solar equipment outright. 

2. Pay over time: With the term lease, several options are available to tailor a payment plan that fits 
your budget: 

v Zero money down, 

v Include a partial deposit to lower monthly payments, 

v Add an annual payment escalator, 

v Select from 6-year to a 10-year term length 

Contractor requirements: 

The Installation agreement provided by your Contractor will define the type and quantity 
of solar equipment for your project, the site location and related installation details. In 
addition to the normal engineering, permitting and related installation activities in the 
agreement, SDC has the following requirements for your contractor: 

1. All equipment must be new and of a brand recognizable name with 20-year product warranties; 

2. Provide expected solar generation and utility rate analysis estimates; 

3. Include a 10-year project “bumper-to-bumper” warranty including warranty management and 
annual reporting on solar generation performance; 

4. Provide internet-based inverter monitoring including set up and notification of alarms and faults; 

5. Milestone schedule that pays for work activity completed with documentation for verification; 

6. Commissioning report documenting the equipment upon completion of installation. 

Your requirements: 

ü Complete the credit application and send documentation for underwriting; 
ü Maintain good credit and bank accounts for monthly direct debit; 
ü Maintain high-speed data access for solar equipment monitoring.  



 
 

   Energy Project Finance Application v2018.3 

Solar Financing Program  
 

 

APPLICANT INFORMATION (“RATEPAYER”) 

Name: 
  

Tax ID: 
 

Type of Business: Years in business: email: 
 

Address: 
  

Telephone: 
 

City: State: 
 

Zip Code: 

Entity Type: 
(check one) 

Corporation 
☐ 

Sole Prop. 
☐ 

LLC 
☐ 

Partnership 
☐ 

Non-Profit 
☐ 

Other: 
 

Property Address for Installation: 
 

State: 
 

Zip Code: 
 

Own or Lease 
☐       ☐ 

Name of Landowner: Address: 
 

State: Zip Code: 
 

Insurance Name: 
 

Agent: 
 

Telephone: 
 

Insurance Policy #: 
 

 

INFORMATION REQUESTED Internal use  
Rcvd: 

Copy of Articles of Incorporation, Partnership Agreement or Organizational formation documents ☐ 

Title or Property Report (showing owner and estimated value of real property) ☐ 

Contractor proposal defining equip., cost, scope of work, payment schedule, 10-yr warranty on 
installation and utility bill analysis 

☐ 

Copy of Utility bill (all pages)  ☐ 

Copy of roof warranty and age of roof if roof mounted solar is being proposed ☐ 

The above information and any information attached are furnished to Sandview Development Corporation dba SDC Energy and our affiliates 
(collectively the “Provider”) in connection with the consideration of financing for which Ratepayer may guarantee. You acknowledge and understand 
that the Provider is relying on this information in deciding to grant financing for the proposed project and Ratepayer represents, warrants and certifies 
that the information provide herein is true, correct and complete. The Provider is authorized to make all inquiries deemed necessary to verify the 
accuracy of the information contained herein and to determine the financing. Ratepayer authorizes any person or the reporting agency to give the 
Provider information it may have about Ratepayer in connection to the project financing. All Ratepayer information supplied to Provider shall be kept 
confidential and shared only with associated entities to assist in the determination of financial review. 

Print Name/Signature: 
 

Title: Date: 

Please submit the application and requested information to:  info@sdc-energy.com or Fax: 866-524-2848 
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Staff Report November 15, 2021  

 

DATE: 11/15/2021 

TO: Finance Committee (Rodowick/McGreehan) 

FROM:  Dan Efseaff, District Manager 

SUBJECT: Potential Lakeridge Addition Acquisition  

Summary 
The District has an opportunity to acquire a parcel (Assessor’s Parcel Number (APN): 066-340-005 adjacent to the 
existing Lakeridge Park property.  If acquired, the property provides cost savings in long-term development costs and 
existing features that may allow for short-term improvements.  
 

Recommendation: Authorize the District Manager to sign a Purchase Agreement and complete due 
diligence to acquire parcel for $100,000.  

1. Background  
The District has had a long-term goal of developing park amenities in Magalia.  After an extensive search for properties, 
the District purchased a 1.27-acre parcel (14040 Lakeridge Circle, Magalia, CA Assessor’s Parcel Number (APN): 066-
340-004) and developed a long-term agreement with the Paradise Irrigation District (PID) (an approximately 21-acre 
portion of APN: 065-260-011).  The majority of the site is steep slopes with a portion of the property to the west level 
enough for development and access.     
 
The District conducted numerous outreach efforts starting about 2011 which resulted in conceptual designs and a long 
series of proposals for funding.  In 2019 and in March 2021, the District submitted funding proposals under the State 
Parks Program.  Staff is awaiting the disposition of the approximately $6M proposal.  The state anticipates decisions 
made later this year.  The BOD supported the proposal application at the October 14, 2020 meeting (Resolution #20-
10-2-488).   
 
Staff have been cultivating conversations with the owner of the 1.24-acre parcel (14030 Lakeridge Circle, Magalia, CA 
95954; APN: 066-340-005).  All structures on the property burned in the 2018 Camp Fire and have since been cleaned 
up under the debris removal program.  The landowner did not intend to rebuild the structures on site.  

2. Fiscal Impact     
The landowner has agreed to the appraised value of the property ($100,000).  The project will be covered under the 
District’s Capital Improvement and Acquisition Reserve (1152), a fund dedicated for such purposes.  While the District 
will incur costs in the development and long-term maintenance of the site, the District has been committed to pursuing 
park development in the area for many years, and the property provides options to reduce development costs in 
comparison to the existing property.  

3. Permits and Environmental Review     
A California Environmental Quality Act (CEQA) Initial Study review has been submitted (Mitigated Negative 
Declaration) as part of the conceptual park development plan in June 2021 on the existing Lakeridge property. CEQA 
will be forthcoming as planning for the trails project moves along.   
 
The acquisition, sale, or other transfer of land to establish a park is exempt under CEQA.  Any future development of 
the site will likely require Butte County Building Permits or review, but the existing infrastructure on the site may help 
facilitate that effort, likely at reduced costs. Informal consultation with the County, suggests that the effort is consistent 
with current input on the Upper Ridge Community Plan.  

4. Discussion 
If acquired and integrated into existing conceptual park designs, the Lakeridge property will reduce the overall cost of 
park development.  The property allows the development of buildings further away from the steep slope and reduces 
the amount of cut and fill required for park amenities and minimizing the impacts to more natural areas.  
 
In addition, the parcel has existing infrastructure that provides an opportunity for short-term park improvements if our 
current park development proposal is not funded.  The property may allow for the more immediate development of 
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minor amenities (trailhead amenities, existing parking, trail, signs, trash, drinking fountain, picnic tables, benches, and 
potentially a small play structure).  
 
During recent park development outreach, we received considerable feedback on the need for parks and the parcel 
would bring this closer to reality. We also received some scattered concern about “removing land from commercial 
development” (we should also note that we also received enthusiastic comments about the prospect of the park 
fostering economic development).  Approximately 14 acres of commercially zoned parcels have been for sale for about 
2 years on Lakeridge Circle. The area has been zoned commercial for over 35 years without much development.  
 
Upon completion of due diligence on the property (Preliminary Title Search, Survey, Review of Appraisal, and Phase I 
Environmental Report), Staff will review with the Parks Committee.  Staff may return with a BOD resolution to authorize 
the District Manager signatory authority to purchase the parcel.   

Attachments:  
A. Land briefing memo 
B. Vacant Land Purchase Agreement (VLPA) 

 
https://paradiseprpd.sharepoint.com/sites/BODMeeting/Shared 
Documents/_BOD/2021/21.1013/2021.1005.BOD.Report.Lakeridge.Purchase.Agreement.21.1005.docx 
11/12/2021 
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Memo 

 

Date:  10/7/2021 

To:  PRPD Board of Directors 

From:  Dan Efseaff, District Manager 

CC:   

Subject:  Lakeridge Circle (Stimson) Briefing 

 

Location  16041 Lakeridge Circle, Magalia 

Size    1.26 acres 

APNs    066-340-005  

Owner   Harold and Linda Stimson Trust 

Jurisdiction  Butte County 

Zone   General Commercial (G-C) 

General Plan  Retail 

Improvements None; accessible from Lakeridge Circle. 

Easements  TBD 

Topography Slopes gently downward to the east, towards Magalia Reservoir.  

Condition Former 3,600 sf commercial building (Subway as one tenant), parking lot with curb 

gutter and sidewalk on Lakeridge Circle. Two 1,500 sf residences towards east 

end of lot. These improvements burned in Camp Fire; property subsequently 

cleaned and debris removed. Water service from Del Oro Water District (unknown 

if meter survived fire). Three separate septic systems; unknown if they function 

properly. 

Appraisal   $100,000 

Title Report   NA 

Phase 1 Environmental Report  NA 

Land Survey  NA 

The rectangular Stimson property fronts on Lakeridge circle, overlooks Magalia Reservoir and is 

immediately adjacent to PRPD-owned parcel 066-340-004. The property is proximate to various PRPD 

uses under consideration, including the Lakeridge Circle park and the Magalia Reservoir – Paradise 

Lake loop trail.  
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Memo 

 

Date:  11/10/2021 

To:  Finance Committee (Rodowick, McGreehan) 

From:  Dan Efseaff, District Manager 

CC:   

Subject:  Jordan Hill Road (Repanich) Briefing 

 

Location  16041 Jordan Hill Road, Magalia 

Size    6.5 acres (total) 

APNs    065-260-001: 5.36 acres  

058-130-035: 1.14 acres 

Owner   Nicholas and Susan Repanich 

Jurisdiction  Butte County 

Zone   Rural Residential – 5 acre minimum (RR-5) 

General Plan  Rural Residential 

Improvements None; accessible from Jordan Hill Road via a dirt road. 

Easements  TBD 

Topography Moderately to steeply downward slope towards east (West Branch Feather River 

canyon) with a more level and cleared ~1.5-acre portion at the southwest corner.  

Condition Largely damaged by Camp Fire; cleared of debris and dangerous trees. Some 

surviving scrub oaks, pines and regrowth of brush. Property is not fenced. Soils 

are poorly suited to agricultural use and restricted to limited grazing. 

Appraisal   065-260-001: $161,000 

058-130-035: $36,000 

Title Report   In progress (requested 9/24/21) 

Phase 1 Environmental Report  Completed 

Land Survey  In progress (requested 9/28/21) 

The Repanich property is approximately three-quarters of a mile northeast of Magalia, and publicly 

accessible from Jordan Hill Road via Coutolenc Road. Portions of the property are almost level; however, 

overall slopes vary between 40 and 45 percent. The Union Pacific right-of-way borders the western 

boundary of the property; PID watershed land around Magalia Lake is about 600 feet to the west, and 
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the Lakeridge Circle parcels under consideration for a PRPD park are about a 3,500-foot walk by way of 

local roads. The property also borders Lassen National Park land extending east across the West Branch 

Feather River canyon and provides existing trail access to the West Branch of the Feather River. 
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APPRAISAL REPORT 

THE SUBJECT PROPERTY LOCATED: 

16041 Jordan Hill Road, 

 Magalia, Butte County, CA 

 

 

 

REPORT PREPARED FOR 

 

Dan Efseaff  

Paradise Recreation & Park District 
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September 13, 2021 
 
Dan Efseaff 
Paradise Recreation & Park District  
 
 
Dear Mr. Efseaff: 
 
In accordance with your request, I have prepared an opinion of the Fair Market Value of the 
subject property, which is located at 16041 Jordan Hill Road, Magalia, in Butte County, CA.   
 
I have valued this property as of the valuation date of July 20, 2021. This appraisal report is 
prepared in compliance with the Uniform Standard of Professional Appraisal Practice 
(USPAP). By reason of my investigation and by virtue of my experience, I have been able to 
form and have formed the opinion that the Fair Market Value of this property, as of the 
valuation date of July 20, 2021, is as follows: 

 

FAIR MARKET VALUE…………..……………………………$36,000 

 
Your attention is respectfully invited to the following report, which contains certain exhibits and 
factual data upon which the value conclusions are partially predicated. 
 
 
 
 
Respectfully submitted,      

                                               
         
    

____________________________ 
Michael H. Evans, FASA, FRICS  
California State Certified General    
Real Estate Appraiser # AG002019    
Recertified until October 28, 2022    
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EXECUTIVE SUMMARY 
 

Appraisal Type:   Appraisal report 
 

Project:    Rural Residential Site 

 

Address:                                         16041 Jordan Hill Road, Magalia, in Butte County, CA  
 
Assessor’s Parcel Number: 058-130-035 
  

Property Rights Appraised: Fee Simple Estate 

 

Date of Appraisal: July 20, 2021 

 

Zoning: RR-5 

 

General Plan: RR 

 

Land Area:    1.14 acres 

 

Improvements:   No building improvements   

 

Highest and Best Use: Rural Residential Use 

 

Values: 

SALES COMPARISON APPROACH   $36,000 

COST APPROACH     NOT APPLICALBE  

INCOME APPROACH     NOT APPLICALBE  

 

Final Opinion of Fair Market Value:    $36,000 
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THE APPRAISAL PROCESS 

The appraisal process is an orderly procedure of gathering information from the market, which 

will lead to an opinion of value.  This information is obtained from many sources, but the best 

source is through recent sales of similar type properties.  All sales used are examined and 

confirmed by the buyer, the seller, or a party knowledgeable to the transaction.  All pertinent 

facts from the sales are analyzed, classified, and interpreted for use in the approaches to 

value. 

 

There are three approaches to value which are considered when arriving at an opinion of value 

for the real estate.  These are: 

 

The Cost Approach 

The Sales Comparison Approach 

The Income Approach 

 

In the Cost Approach, the value of the land is estimated from market data.  Next, the 

replacement cost of the buildings is estimated; accrued depreciation is estimated and 

subtracted from the replacement cost estimate for an indication of the contributing value of the 

buildings.  The estimated value of the land, added to the contributing value of the buildings, 

results in an opinion of value by the Cost Approach. 

 

The Sales Comparison Approach is a method of comparing recent sales of similar properties 

to the subject property. This approach is based on the principle that the prudent investor would 

pay no more for a property than the cost of acquiring a satisfactory alternative property that 

possesses physical, economical, and financial comparability. 

 

The value of a particular property tends to coincide to the value indicated by the actions of 

informed buyers and sellers in the marketplace for similar properties.  A number of sales are 

investigated in order to determine the value of the subject property.  A discussion and analysis 

of the sales are provided and adjustments are typically made for a date of a sale, physical and 

economical characteristics, and terms of sale or financing. 
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The Income Approach is based on an accurate measurement of a property’s productivity under 

typical management, a conversion of the yields into gross and net income, and capitalization of 

this net income into an indication of market value. Whenever possible, all three approaches 

should be used.  One or two approaches however, will often be given greater weight than the 

others, depending on the type of property, the most convincing factual data available, and the 

objective of the appraisal. 

 

SCOPE OF APPRAISAL 

This is an "appraisal assignment" as defined by the American Society of Appraisers and the 

Royal Institution of Chartered Surveyors within the standards of professional practice.  The 

services resulting from this assignment have been performed in a manner consistent with the 

requirements of this organization and the analysis, opinions, and conclusions are those of a 

disinterested third party.  All appropriate data deemed pertinent to the solution of the appraisal 

problem has been collected, confirmed, and reported in conformity with the standards of 

professional practice and the code of professional ethics of the American Society of 

Appraisers.  This appraisal report reflects a summary of the data, analysis, opinion, and 

conclusions of the author. 

 

For completion of this appraisal assignment, a preliminary survey is conducted; the property to 

be appraised is inspected. The owner provided the details of the site as of the date of value.  

Based upon this inspection a search for relevant market data is completed.  By use of county 

records, a sales search is conducted for transactions involving properties which meet the 

criteria deemed by the appraiser to be appropriate for comparison to the subject.  In addition, 

listings are obtained from knowledgeable sources within the area of the subject, including real 

estate brokers and participants within the real estate market.  The sales information collected 

is then screened, inspected, confirmed, and analyzed for use within the comparison process.   

 

Supplementary information such as comparative costs, rents, and market data are collected 

when deemed necessary from knowledgeable sources, as well as from files maintained for this 

purpose within the office of the appraisal firm. The data is analyzed through the appropriate 

approaches to value explained in the Analysis section of this report and finally, the appraisal 

containing the description, analysis, and conclusions is completed. 
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COMPETENCY 

The Uniform Standards of Professional Appraisal Practice (USPAP) require that prior to 

accepting any assignment or entering into an agreement to perform any assignment, an 

appraiser must properly identify the problem to be addressed and have the knowledge and 

experience to complete the assignment completely or alternatively: 

 

Disclose the lack of knowledge and/or experience to the Client before accepting the 

assignment. 

 

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

 

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

assignment competently in the report. 

 

The author of this report has had previous experience appraising real estate in the subject’s 

area, and is familiar with the geographical area in which the property is located.  Furthermore, 

properties which are physically and economically similar to the subject property have been 

common appraisal assignments. The author believes that he possesses the knowledge and 

experience to complete this assignment competently. 

 

PURPOSE AND INTENDED USE OF APPRAISAL 

The purpose of the valuation is to form an opinion of the Fair Market Value of the subject 

property. The intended use of this appraisal is to assist the client in making financial decisions 

regarding the subject property, in a potential purchase procedure. 

 

CLIENT AND INTENDED USER OF THE APPRAISAL 

Paradise Recreation & Park District is the client and the intended user of this appraisal report.   
 



 

                                                          - 8 - 

 

FAIR MARKET VALUE  

Section 1263.320 of the California Code of Civil Procedure defines Fair Market Value as:  "the 

highest price on the date of valuation that would be agreed to by a seller, being willing to sell 

but under no particular or urgent necessity for so doing, nor obliged to sell, and a buyer, being 

ready, willing and able to buy but under no particular necessity for so doing, each dealing with 

the other with full knowledge of all the uses and purposes for which the property is reasonably 

adaptable and available." 

 

IDENTIFICATION OF THE SUBJECT PROPERTY 

The subject property is identified in a legal description located in the Addenda section of this 

appraisal report.  It is noted that the subject property is located at 16041 Jordan Hill Road, 

Magalia, in Butte County, CA.   The subject property is identified by the Butte County 

Assessor’s Office as Assessor’s Parcel Number: 058-130-035. A copy of the Assessor’s Plat is 

located in the Physical Description section of this report.  This map shows the basic property 

lines and its relationship with the surrounding parcels.   

 

PROPERTY RIGHTS APPRAISED 

The rights of the subject property to be appraised are for the fee simple estate of the entire 

property. The definition of Fee Simple Estate is as follows:  

 

DEFINITION OF FEE SIMPLE ESTATE 

Absolute ownership unencumbered by any other interest or estate; subject only to the 

limitations of governmental powers of taxation, eminent domain, police power, and escheat.1 

 

DATE OF APPRAISAL 

The physical inspection of the subject property was completed on July 20, 2021. The date of 

valuation of the subject property is July 20, 2021. 

 

                                                           
1  The Appraisal of Real Estate, 12

th
 Edition,  Page 68 
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ASSUMPTIONS AND LIMITING CONDITIONS 

1) That I assume no responsibility for matters legal in character, nor do I render any 

opinion as to the title, which is assumed to be good and marketable.  All existing liens and 

encumbrances securing payment of money have been disregarded, and the property is 

appraised as though free and clear under responsible ownership and competent management. 

 

2) That although dimensions are taken from sources considered reliable and verifying, 

measurements were made and such verification should not, in any way, be construed as a 

survey.  Areas not calculated by an engineer are not guaranteed accurate from an engineering 

standpoint.   

 

3) That legal descriptions, as furnished, are assumed to be correct. 

 

4) That information obtained for use in this appraisal is believed to be true and correct to 

the best of my ability; however, no responsibility is assumed for errors or omissions, nor for 

any information not disclosed which might otherwise affect the valuation opinion. However, the 

appraiser reserves the right to consider and evaluate such data upon its disclosure. 

 

5) That there exist no undisclosed restrictions or prohibitions concerning the possible use 

or development of the property for any purpose for which it is available. 

 

6) That no responsibility is assumed for any condition not readily observable from the 

customary inspection of the premises, which condition might affect the valuation, except those 

items specifically mentioned in this report. 

 

7) That exhibits included herein are to assist in visualizing the property and the 

surrounding area and are not to be construed to be the result of a survey. 

 

8) That oil, gas, and mineral rights were not considered in making this appraisal unless 

otherwise stated. 
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9) That possession of this report, or a copy thereof, does not carry the right of use for any 

purpose for any but the client or their authorized agent without first obtaining the written 

consent of the author. 

 

10) That testimony or attendance in court, by reason of this appraisal with reference to the 

property in question, shall not be required unless prior arrangements are made. 

 

11) Unless otherwise stated in this report, the existence of hazardous material, which may or    

may not be present on the property, was not observed by the appraiser.  The appraiser has no 

knowledge of the existence of such materials on or in the property.  The appraiser, however, is 

not qualified to detect such substances. The presence of substances such as asbestos, urea-

formaldehyde foam insulation or other potentially hazardous materials may affect the value of 

the property.  The value opinion is predicated on the assumption that there is no such material 

on or in the property that would cause a loss in value.   No responsibility is assumed for any 

such conditions, or for any expertise or engineering knowledge required to discover them.  The 

client is urged to retain an expert in this field, if desired. 

 

 

The Four Forces 

As indicated in the Appraisal Process section of this report the Four Forces constitute an 

important portion of the valuation process. How these forces affect the region and/or 

neighborhood has to be addressed.  It is noted that regions and or neighborhoods can offer 

different advantages to its inhabitants, and are said to differ in quality. The quality of a region 

or a neighborhood can best be judged in terms of the needs and standards of its occupants.  

The major factors that affect the quality of any area can be grouped as physical, economic, 

social, and political in nature. These major factors are often referred to as the four forces, 

which affect the Market Value of any type of property within a defined region or neighborhood.  

Typically, the area surrounding any property being appraised can only be understood via an 

analysis of the county, city or town, and the immediate area where this property exists.   

 

Based on the above, the author of this report researched and reported analyses of Butte 

County, and the immediate area where the subject property is located. They are as follows on 

the next pages:  
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BUTTE COUNTY MAP 
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BUTTE COUNTY ANALYSIS 

Location and History 

Butte County is centrally located on the east side of California's 

Sacramento Valley. The county extends easterly from the 

Sacramento River into the Sierra Nevada Foothills. Butte 

County was one of 27 original counties in California, officially 

established on February 18, 1850.  At that time, it included all of 

the area that is now Plumas County, as well as parts of Sutter, Colusa, Tehama, and 

Sierra Counties. The county seat is located in Oroville, 65 miles north of Sacramento, 

the state capital. The five incorporated cities in Butte County, from largest to smallest, 

are Chico, Paradise, Oroville, Gridley, and Biggs. Named in 1887 for renowned British 

botanist, Sir Joseph Dalton Hooker, the Hooker Oak in Chico was widely regarded as 

the largest Valley Oak in the world until its collapse in a 1977 windstorm. Covering over 

18,000 square feet of ground with the shade from its branches, the Hooker Oak stood 

over 105 feet tall and its trunk had a circumference of 28 feet.  On the day it fell, the 

Hooker Oak was estimated to be 326 years old. 

 

Environmental Characteristics 

Butte County covers 1,670 square miles, or 1,068,800 acres, of 

which 85% are privately owned. There is also extensive acreage in 

the national forest and state parks. The elevation varies from 60 feet 

on the valley floor to over 7,000 feet in the mountains. Two-thirds of 

the county's acreage is mountainous. The eastern portion of the 

county contains waterfalls and canyons. Feather Falls, at 640 feet, is 

second only to the falls of Yosemite in regards to waterfall heights in 

California, as well as being the sixth tallest in the United States. The 

balance of the county is fertile, alluvial flood plain along the Sacramento River, on its 

northwesterly side and on the south-central portion of the Feather River. The loam soils 

of the valley floor include some of the most versatile in the world.   
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The basin lands in the southwest portion of the county include heavy clay soils that are 

mainly utilized for rice production.  The most extensive water development program in 

the United States is centered in Butte County. Oroville Dam is the key unit in the 

California Water Plan.  It is the world's largest earth-filled embankment with a developed 

lake, as well as being the nation’s tallest dam. Lake Oroville has a shoreline of 168 

miles.  

 

The Sacramento and Feather Rivers, together with their tributaries, contribute to an 

ample supply of water for domestic, agricultural, and industrial needs. They also 

combine with the County’s numerous lakes to provide recreational opportunities. The 

Butte County climate is warm and dry in the summer, with the winters being mild and 

pleasant.  The average rainfall in the valley and the foothills is 20 inches per year.  

Historically, the mountains have accumulated a snow pack ranging from 30 inches to as 

much as 200 inches, thereby assuring a generous amount of runoff during the spring 

and summer.  However, over the past ten years, the winter precipitation has been less 

predictable and has caused near-drought conditions during several of the summers. 

Most of Butte County's agricultural land is irrigated with water obtained from wells.  

While some of the wells have had to be deepened due to the lowering of the water 

table, the overall supply of irrigation water has not been substantially impacted through 

the drought and semi-drought years.  Cities and counties from areas further south have 

expressed their interest in purchasing both surface and ground water from Butte 

County. In addition, there have been increased environmental demands to provide a 

sufficient amount of water to maintain migrating fish populations in the various rivers 

and streams of Northern California. These conflicting demands on water between rural, 

urban, and natural uses will continue into the foreseeable future and insure that 

concerns regarding water remain in the forefront for years to come. 
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Camp Fire 

The Camp Fire was the deadliest and most destructive wildfire in California history. It is 

also the deadliest wildfire in the United States since the Cloquet fire in 1918 and is high 

on the list of the world's deadliest wildfires; it is the sixth-deadliest U.S. wildfire overall.  

It started on November 8, 2018, and was caused by Electrical Fire Transmission by 

PG&E; the fire reported a loss of 16.5 billion USD, noting that a total of 18,804 buildings 

were destroyed mostly in Paradise with few in Concow. Additionally thousands of acres 

were burnt along with their natural vegetation and many lives were lost. 

 

Social Characteristics 

As of 2017, Butte County had an estimate total population of 229,294 as per the United 

States Census. Butte County is serviced by the Western Pacific, Southern Pacific, and 

Sacramento Northern Railroads. State Highways 70 and 99 East run through Butte 

County, both being major thoroughfares in Northern California.  The county interior road 

system provides access to most areas in the county and is adequately maintained.  

There are commercial airports in both Oroville and Chico. 

Recreational Characteristics 

Butte County is home to many recreational opportunities.  Chico is home to the fourth 

largest municipal park in the nation.  Annie Bidwell, widow of Chico’s founder General 

John Bidwell, donated over 2,200 acres to the City of Chico to be used as a public park. 

Since that time, the City of Chico has added to the original acreage, creating a park that 

now encompasses close to 3,700 acres. Lake Oroville is home to a multitude of 

recreational activities. All types of water sports are possible at Lake Oroville, as well as 

hiking, fishing, camping, horseback riding, and mountain biking in the areas surrounding 

Lake Oroville. The first suspension bridge ever built in California, the Bidwell Bar 

Suspension Bridge, is California State Historical Landmark Number 314.  When built in 

1856, the Bidwell Bar Bridge crossed over the Feather River at Bidwell Bar.  
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Due to flooding that occurred with the construction of the Oroville Dam, the bridge was 

relocated to Bidwell Canyon for preservation purposes where, in 1954, it was closed to 

all but pedestrian traffic.  

 

Economic Characteristics 

According to the California Employment Development Department, the average 

unemployment rate in Butte County in 2020 was 9.2% noting that as of April of 2021 the 

rate decreased to 7.1%.  See the following historical breakdown: 

May 21, 2021 Employment Development Department 

March 2020 Benchmark Labor Market Information Division, (916) 262-2162 

Data Not Seasonally Adjusted http://www.labormarketinfo.edd.ca.gov 

     Historical Civilian Labor Force 

     Chico MSA 

(Butte County) 

     Notes: 1) Data may not add due to rounding. The unemployment rate is calculated using unrounded data. 

            2) Labor force data for all geographic areas for 1990 to 2021 now reflect the March 2020 

                annual revision (or benchmark) and Census 2014 population controls at the state level. 

             

 

 2021 Labor Force Employment Unemployment Unemp. Rate 

January 91,300 83,900 7,400 8.1% 

February 92,600 85,500 7,200 7.7% 

March 92,600 85,700 6,900 7.4% 

April 91,500 85,000 6,500 7.1% 

May 

    June 

    July 

    August 
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September 

    October 

    November 

    December 

    Annual Averages 

    

     2020 Labor Force Employment Unemployment Unemp. Rate 

January 96,300 90,800 5,400 5.6% 

February 97,000 91,800 5,200 5.4% 

March 97,600 91,700 5,900 6.1% 

April 92,100 77,400 14,700 15.9% 

May 91,400 79,300 12,100 13.3% 

June 92,500 81,700 10,800 11.6% 

July 90,400 80,300 10,100 11.1% 

August 91,300 82,400 8,900 9.8% 

September 90,500 82,300 8,200 9.0% 

October 92,200 84,800 7,300 8.0% 

November 90,300 84,100 6,200 6.9% 

December 89,700 82,400 7,300 8.1% 

Annual Averages 92,600 84,100 8,500 9.2% 
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2019 Labor Force Employment Unemployment Unemp. Rate 

January 99,100 92,300 6,800 6.9% 

February 99,800 93,600 6,100 6.1% 

March 99,700 93,600 6,100 6.1% 

April 98,400 93,500 4,900 5.0% 

May 98,400 94,000 4,400 4.5% 

June 96,500 91,300 5,200 5.4% 

July 95,300 90,000 5,300 5.6% 

August 95,900 91,100 4,800 5.0% 

September 98,200 94,200 4,000 4.1% 

October 98,800 94,600 4,200 4.3% 

November 97,800 93,500 4,300 4.4% 

December 97,100 92,600 4,500 4.6% 

Annual Averages 97,900 92,900 5,100 5.2% 

     2018 Labor Force Employment Unemployment Unemp. Rate 

January 100,500 94,500 6,000 5.9% 

February 100,900 94,900 6,000 5.9% 

March 102,700 96,900 5,800 5.6% 

April 102,400 97,400 5,000 4.9% 

May 102,400 98,000 4,400 4.3% 

June 101,400 96,100 5,400 5.3% 

July 102,300 96,900 5,300 5.2% 

August 101,000 96,100 4,900 4.8% 

September 102,800 98,400 4,300 4.2% 

October 103,500 99,100 4,500 4.3% 

November 100,900 96,200 4,700 4.6% 

December 101,100 95,100 6,000 5.9% 

Annual Averages 101,800 96,600 5,200 5.1% 
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Industry Projections 

Employment Development Department 

2014-2024 Industry 

Employment Projections         

Labor Market Information Division 

Chico Metropolitan Statistical 

Area 

   

  

Published: 

April 2017 

 

(Butte County)         

NAICS 

Code* 
Industry Title Estimated Employment 2014** 

Projected 

Employment 

2024 

Numeric 

Change   

2014-

2024 

Percent  

Change 

2014-2024 

Annual 

Average 

Percent  

Change  

  Total Employment 84,800 97,900 13,100 15.4% 1.5% 

              

   Self Employment (A) 5,800 6,800 1,000 17.2% 1.7% 

              

   Private Household Workers (B) 100 100 0 0.0% 0.0% 

              

   Total Farm 2,900 3,200 300 10.3% 1.0% 

              

   Total Nonfarm 76,000 87,800 11,800 15.5% 1.6% 

              

1133,21,23   Mining, Logging, and Construction 3,200 3,800 600 18.8% 1.9% 

              

31-33   Manufacturing 4,000 4,200 200 5.0% 0.5% 

              

22,42-49   Trade, Transportation, and Utilities 13,300 14,800 1,500 11.3% 1.1% 

42    Wholesale Trade 1,800 2,100 300 16.7% 1.7% 

              

44-45    Retail Trade 10,000 11,100 1,100 11.0% 1.1% 

              

22,48-49    Transportation, Warehousing, and Utilities 1,500 1,600 100 6.7% 0.7% 
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51   Information 1,000 1,000 0 0.0% 0.0% 

              

52-53   Financial Activities 3,300 3,800 500 15.2% 1.5% 

52    Finance and Insurance 1,900 2,300 400 21.1% 2.1% 

              

54-56   Professional and Business Services 5,600 6,700 1,100 19.6% 2.0% 

              

61-62 

  Educational Services (Private), Health Care, and 

Social Assistance 17,800 21,700 3,900 21.9% 2.2% 

              

71-72   Leisure and Hospitality 8,000 10,000 2,000 25.0% 2.5% 

              

81 

  Other Services (excludes 814-Private Household 

Workers) 3,800 4,100 300 7.9% 0.8% 

              

    Government 16,100 17,700 1,600 9.9% 1.0% 

     Federal Government  500 600 100 20.0% 2.0% 

              

     State and Local Government 15,600 17,100 1,500 9.6% 1.0% 

      State Government 4,100 4,200 100 2.4% 0.2% 

       State Government Education 3,200 3,400 200 6.3% 0.6% 

              

      Local Government 11,500 12,900 1,400 12.2% 1.2% 

       Local Government Excluding Education 5,000 5,900 900 18.0% 1.8% 

  

 * The North American Industry Classification System (NAICS) is used by government agencies to classify business establishments for the purpose of 

collecting, analyzing, and publishing statistical data related to the U.S. business economy. 

** Data sources: U.S. Bureau of Labor Statistics' Current Employment Statistics (CES) March 2015 benchmark and Quarterly Census of Employment 

and Wages (QCEW) industry employment. 

 

Industry detail may not add up to totals due to independent rounding and suppression. 

  (A) Self-employed persons work for profit or fees in their own business, profession, trade, or farm.  Only the unincorporated self-employed are included in 

this category.  The estimated and projected employment numbers include all workers who are primarily self-employed and wage and salary workers 

who hold a secondary job as a self-employed worker.  

(B) Private household workers are employed as domestic workers whose primary activities are to maintain the household.  Industry employment is based 

on QCEW.  
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Major Employers 

Employer Name Location Industry 

Butte Community Insurance Agcy Chico  Insurance  

Butte County Behavioral  Chico  Government Offices-County  

Butte County Mental Hlth Svc Chico  Mental Health Services  

Butte County Social Welfare Oroville  County Government-Social/Human Resources  

California State University Chico  Schools-Universities & Colleges Academic  

California State University Chico  Schools-Universities & Colleges Academic  

Chico High School Chico  Schools  

County Sheriff Oroville  Sheriff  

Encloe Homecare & Hospice Chico  Hospitals  

Enloe Medical Ctr Prompt Care Chico  Clinics  

Enloe Medical Ctr-Admissions Chico  Hospitals  

Feather Falls Casino Koa Oroville  Casinos  

Feather River Hospital Paradise  Hospitals  

Gold Country Casino & Hotel Oroville  Casinos  

Knife River Corp Chico  Asphalt & Asphalt Products  

Lifetouch National Schl Studio  Chico  Photographers-Portrait  

Northern California Homes Paradise  Real Estate  

Pacific Coast Producers Oroville  Canning (Mfrs)  

Pacific Coast Producers Oroville  Canning (Mfrs)  

Pacific Coast Producers Palermo  Canning (Mfrs)  

Sierra Nevada Brewing Co Chico  Brewers (Mfrs)  

United Healthcare Chico  Medical Insurance Plans  

Walmart Chico  Department Stores  

Wil-Ker-Son Ranch & Packing Co Gridley  Fruits & Vegetables-Growers & Shippers  

Zero Waste Not Available  Recycling Centers (Whls)  

 

http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=268526522
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=713843076
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=417861027
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=881378616
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=230031536
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=401561826
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=104943717
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=488901976
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=418734901
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456599
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456607
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=961389806
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456789
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=961389723
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=303820500
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=881140875
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=529439523
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=354081143
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=233805068
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=233805084
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=417128248
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=400089172
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=448601864
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=531542876
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=436708618
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Agricultural Characteristics 

The climate and soil have historically made agriculture the economic base of Butte 

County.  Butte County produces large quantities of almonds, rice, oranges, olives, 

peaches, prunes, grains, and beans. Over 

446,000 of Butte County’s acreage is 

devoted to agriculture, without including 

grazing land for livestock, and greenhouse 

space for nursery stock. Almost any edible 

plant or tree that can be grown in the 

United States can be cultivated 

successfully in Butte County. Dairy, beef 

cattle, sheep, and hogs contribute considerably to the economy as well.   

 

The estimated gross value of agricultural production in Butte County for 2019 totaled 

$688,369,916. This is a $56,571,189 decrease over the 2018 gross value total of 

$631,798,727. The County’s 10-year average is $716,272,922. 

 

The following chart on the next page compares the values for agricultural products in 

Butte County for 2015-2019: 
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The natural resources of the county, together with its pleasant residential environment, 

have stimulated some industrial development. Industrial development in Butte County 

has been affected by the overall poor condition of the California economy. Major 

products include lumber, light machinery, prefabricated homes, fabricated metal, stone 

and clay building materials, and processed foods. 

 

Governmental and Political Characteristics 

Butte County is one of 58 California counties and is governed by an elected board of 

supervisors. Major responsibilities of the county government include the County Sheriff's 

Department, Justice Courts, Public Health, and Public Works (including road 

maintenance). The major county agencies affecting real property are the Planning 

Office, the Planning Commission, the Assessor's Office, and the Building Department. 

 

In California, real estate assessments and taxes changed dramatically in 1978, with the 

passage of Proposition 13. All counties within California are required to appraise all 

properties, except certain agricultural and timber 

properties, at full market value as they existed on March 1, 

1978. A property created, developed, or sold after March 

1, 1978 is appraised at full cash value as of the time 

created or sold, and may also be adjusted at up to 2% 

annually. By the passage of Proposition 13, the basic tax 

rate in California is $1 per $100 of appraised value, plus 

any taxes levied to cover bond indebtedness for county, 

city, school, or other taxing agencies. The County 

Assessor's Office is responsible for the appraisal of each 

property within the constraints of Proposition 13, and 

appraised values and tax rates are published annually after July 1st.  
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Since the passage of Proposition 13 in 1978, the State of California has continued to 

pass unfunded mandates for the counties, which include such items as welfare 

payments, court costs, environmental regulations, and others. 

 

Water risk is increasing in California and across the west.  Major drivers of water risk to 

agriculture sites in California include condition of the weather, regulations and 

competing urban and environmental demands for a limited water supply.  Risk has been 

reduced in many regions with the development of water storage facilities and some 

conveyance systems over the last few decades. Surface water supply variability has 

been unambiguously increasing over the last several decades.  Groundwater has 

historically served as a buffer to this variability. The Sustainable Groundwater 

Management Act will place restrictions on the previously unrestricted access to 

groundwater.  Sustainable Groundwater Management Act: On September 16, 2014 

Governor Edmund G. Brown Jr. signed three bills into legislation intended to mitigate 

future ground water degradation. These laws went into effect on January 1, 2015. The 

three bills, collectively termed the “Sustainable Groundwater Management Act” (SGMA), 

have the main goal of achieving groundwater sustainability by eliminating overdraft.  

Ground water basins and sub-basins designated as “high” or “medium” priority by the 

Department of Water Resources (DWR) will have the responsibility of forming 

“Groundwater Sustainability Agencies” (GSA's). The GSA's are charged with 

establishing a groundwater sustainability plan (GSP), implementing and enforcing each 

plan, including well monitoring, limiting water pumping, and imposing fees and 

penalties. The GSA's must be identified and established by July 1, 2017, with the 

development of a “Groundwater Sustainability Plan” (GSP) in place by January 31, 

2020. The impact of this legislation on agriculture sites and the market value of such 

lands cannot be determined at this time.  
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The state is currently in Phase 3 of executing SGMA. All basins must have an adopted 

GSP by January 31, 2022, with critically over drafted basins having to comply two years 

earlier. Phase 4 is to achieve groundwater sustainability in critically over drafted basins 

by January 2040 and in all basins by January 2042.   

 

District water deliveries will play a pivotal role in the sustainability of the area to be 

sustainably farmed. Areas outside of a district boundary (white zone), or properties with 

no/limited surface water supply may see a significant reduction in their ability to meet 

the needs of their plantings. The pumping restrictions, increasing cost of water and 

potential cost of fines imposed by SGMA are significant, with the effect of making 

farming in some areas unfeasible.  Properties located within a strong groundwater 

recharge area and/or with a strong surface water supply will be in a stronger 

Position but will increase their dependence upon surface water.   

 

At this time the implication of SGMA does not appear to have a measurable effect on 

real estate values within the subject's competitive market area. However, as the phases 

of SGMA are implemented, the landscape of California's overall agriculture market will 

likely change.  How drastic of a change this would be remains to be seen, but some in 

the industry anticipate that as much as 25% of the irrigated land could come out of 

production over the next 25 years.   

 

In the author’s opinion this could be the largest land right taking and class action law 

suit the State has ever seen.  However, as of the valuation date there has been no 

effect on land values at this point.   

 

Fox Canyon Groundwater Management Agency: Strict water conservation measures 

protect the Oxnard Plain from over pumping by agricultural users and local water 

agencies. The Fox Canyon Groundwater Management Agency (FCGMA) was created 

by the California Legislature in 1982 as an independent special district, separate from 

the County of Ventura or any city government or other public agency to oversee Ventura 

County's vital groundwater resources.   
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The FCGMA manages and protects both confined and unconfined aquifers within 

several groundwater basins underlying the southern portion of Ventura County. All lands 

lying above the deep Fox Canyon aquifer account for much than half of the water needs 

for 0.7 million residents in the cities of Ventura, Oxnard, Port Hueneme, Camarillo, and 

Moorpark, plus the unincorporated communities of Saticoy, El Rio, Somis, Moorpark 

Home Acres, Nyeland Acres, Leisure Village, Point Mugu, and Montalvo.   

 

On April 11th, 2014, the Agency passed Emergency Ordinance E, which took effect on 

August 1st, 2014 and states that all agricultural operators will start using an Irrigation 

Allowance Index (ratio of the actual water applied divided by the Annual Irrigation 

Allowance) minus 25%. The ordinance requires the monitoring and reporting by 

agricultural operators of the amount of water they use for their crops. This emergency 

ordinance is in response to over-drafting of the basin due to the current drought 

conditions. Again at this time, it is unknown what effect this ordinance will have on 

agricultural property values in the affected area.  Market participants are aware of the 

issue but as of the valuation date no market reactions have been observed.   

 

A description of the immediate area of the subject property is as follows on the next 

page.   
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IMMEDIATE AREA MAP AND ANALYSIS 

 The subject property is 

located approximately three 

quarters of a mile north of 

the small unincorporated 

town of Magalia, which is 

the nearest town to the 

subject providing it with 

extremely limited services 

especially after the camp 

fire. The subject property is 

accessed from the southern 

side of Jordan Hill Road, 

which is a gravel road.   

This area is positioned at 

the northeast edge of the County of Butte and is surrounded by trees and remote rural 

residential sites.  It is rural in nature with the Skyway, a two lane asphalt paved county 

maintained road that meanders through the area, connecting the subject property’s area 

to the surrounding rural remote towns such as Stirling City to then north and beyond 

with the valley floor.  In summary, the subject’s immediate area is rural and scenic with 

tall forested trees providing shade with limited traffic, especially during the winter 

months, as this area does occasionally get snowed in for a short period of time.  Plowed 

access to the subject property is provided via the Skyway, Coutolenc Road and Jordan 

Hill, which are county maintained two lane roads in this area.  The topography and 

climatic conditions limit the area to forest development with some single family houses 

being built in the area as well.  Most of the parcels of ownership in the immediate area 

of the subject property range from less than one acre to several hundred acres in size 

for some of the surrounding properties.  It is noted that many of these properties do not 

have buildings constructed upon them.  Many of the properties that do have residences 

belong to owners who live in the Cities of Orland, Willows, and Chico, and use these 

houses during the summer months.   
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However, most of the homes in the subject’s surrounding areas were destroyed in the 

Camp Fire.  Overall, the usage in the immediate area of the subject is restricted to 

limited residential and timber and recreational uses, with very limited services available 

within a 5 mile radius.   The boundaries of the subject property are as follows: The 

community of Magalia to the south, Stirling City Highway to the north, Butte Creek 

Canyon to the west and the Feather River canyon to the east.    The utilities available to 

the subject property include electricity from PG&E, telephone service provided by 

several providers and sewage disposal, which is handled in the area via individual 

septic tank, leach line sewer systems.  Potable water is normally provided by individual 

domestic pumps and wells.   

 

MARKET TRENDS 

Overall, the market for rural residential properties in Butte County and the surrounding 

areas has been active since the Camp Fire as new developers have been coming in 

and purchasing lots that are being exposed to the market by sellers who are not wanting 

to rebuild their homes after they lost them in the camp fire. As of the valuation date, this 

sector of the market is stabilizing and becoming active.  Currently in the Magalia area, 

there is a total of four active listings between 1 and 5 acres showing the following list 

prices:  

Active Listings 
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Market Conditions as Influenced by Current COVID 19 - Coronavirus Situation 

The appraisal process is developed with a strong emphasis on completed transactions. 

This is most reflected in the Sales Comparison Approach; however, the Cost Approach 

and Income Approach are often reflective of somewhat lagging market data.  Therefore, 

rapid market changes are often not reflected in current market value appraisals.  

USPAP requires analysis of current market conditions and credible value opinions are 

dependent upon in-depth, ongoing, and current analysis of all factors that have 

significant impact on market value. 

  

On January 20, 2020, the first case of COVID-19 was confirmed in the state of 

Washington and has rapidly increased throughout the nation as well as the world at an 

exponential growth rate.  As the virus has spread, significant impacts have been felt in 

the stock market, oil prices, travel industry, lodging, food and beverage, and other 

industries. The impact is rapid, significant, and as of now, the length, and eventual 

overall damage is unknown.  As of the date of report, market evidence (sufficient sale 

data to indicate a market value impact) is not available and therefore current impact is 

yet to be settled within the market.  Several factors would of course contribute to this, 

including the length of time the nation continues to be affected and the pace of the 

eventual recovery once the virus is contained or growth is at least mitigated. 

  

Most epidemiologists and medical professionals initially believed that within a 2-3-month 

period, based upon government and private sector efforts, the virus spread would have 

been mitigated.    However, it is now clear that the far reaching effects of the pandemic 

have yet to be fully realized and the duration of its influence is yet to be determinable.  

Given the degree of uncertainty and current debate regarding the process of returning 

to a more normal situation, there is a lack of adequate or sufficiently reliable market 

data from which to develop a measurable economic impact.   
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Even less evidence is available how these historical and future potential events are 

affecting market participants today.    

 

However, it is my opinion that overall, considering the market statistics, the economic 

impact within the local agricultural, commercial and residential real estate markets will 

be realized primarily in predominate marketing times.    

 

Consequently, as of the effective date of the report, marketing times for properties 

similar to the subject will likely experience an additional marketing time of 30 to 90 days 

(or no additional marketing time if that is the case).  Exposure time, as reflective of the 

time exposed to the market prior to the effective date would not be affected.  
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NATIONAL FLOOD INSURANCE PROGRAM  

The subject property is located in a non Fema Special flood hazard area, Zone X.  It is 

identified in community panel number 06007C0400E, effective as of 1/6/2011.   As per 

this map, flooding is not an issue for the subject property. A copy of this map is as 

follows: 

FLOOD MAP 
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ZONING AND GENERAL PLAN  

As of the valuation date, the subject property’s zoning is RR-5.  The general plan of 

the subject is RR.  A description of the zoning ordinance, as originally received, is 

as follows:  

 

Rural Residential (RR). The purpose of the RR zone is to allow for the appropriate 
development of large-lot single-family homes, small farmsteads, and related uses in the 
rural and agricultural areas of the county. Standards for the RR zone are intended to 
preserve and protect the character of existing rural residential areas and ensure that 
future rural residential development is compatible with adjacent agricultural uses. 
Permitted residential uses in the RR zones include a single-family home, small 
residential care home, and a second unit. The RR zone also conditionally permits non-
residential uses compatible with a rural residential setting, including public and quasi-
public uses, personal services, nurseries, and animal services. Animal grazing, crop 
cultivation, private stables, on-site agricultural product sales, and other similar 
agricultural activities are permitted uses in the RR zone. The minimum permitted parcel 
size in the RR zone ranges from 5 to 10 acres. The RR zone implements the Rural 
Residential land use designation in the General Plan. 
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TAXES  

The subject property is identified by the Butte County Assessor's office as the following 

Assessor’s Parcel Number.  The tax data for the 2020/2021 tax year is as follows: 

 

Assessed Values 
Assessor's Parcel 

Number 
Acres  Land   Improvements  

 Personal 
Property  

 Taxes   Tax Rate 

058-130-035 1.14  $23,426.00 $0.00 $0.00 $251.66 1.041353% 

 

According to the Assessor’s Office Records, the total Market Value of the subject 

property is $23,426.  The Assessor’s Office values are not indicative of the Market 

Value of the subject property.  It should be also noted that the Assessor’s Office 

Records are merely a factoring of the values, as they existed in 1978 when Proposition 

13 was passed.  Unless a recent sale has taken place, or the property has been 

transferred initiating a new appraisal report, these values are not normally indicative of 

market value in today’s real estate market.  Therefore, typically, they would not be 

utilized in establishing the Market Value of the subject.  

 

A typical purchaser would have the expectation that immediately after purchase, the 

taxes would either increase or decrease dramatically depending on the purchase price.  

Therefore, the tax rate will be used in estimating the taxes as an expense item in the 

Income Approach to value, if applicable.  
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SUBJECT PHOTOGRAPHS 

 

 Address of lot 

 

 

 Dirt access road 

 

 

 Easternmost road frontage 
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 Road frontage looking east 

 

 

 Road frontage looking west 

 

 View of flat dirt lot
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ASSESSOR’S PLAT 
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AERIAL PLAT 
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PHYSICAL DESCRIPTION 

Site Description 

The subject property is located approximately three quarters of a mile north of the 

unincorporated town of Magalia, which is the nearest town to the subject. Per the Butte 

County Assessor’s Office, the subject consists of a total of 1.14 gross acres. It is a 

vacant lot and has no improvements or other buildings, as of the valuation date.  There 

was a small slab of concrete of no significance on a flat spot on the west side of the 

property. The property is not fenced, and the borders on the south and east sides are 

not marked. The subject property is accessible from the southern side of Jordan Hill 

Road, which is a gravel road leading off of Coutolenc Road, a two-lane paved road. 

There is a small 0.15-acre flat lot on the east end of the subject; the land then slopes 

downward towards the east. The subject property and surrounding area have been 

damaged by the Paradise fire, and many of the trees and vegetation in the area were 

damaged or missing, however this parcel has little to no debris and has been cleared by 

local government. The subject property is one continuous parcel that consists of brush 

clumps, scrub oaks, and pines. The easements over the subject are typical for the area 

and do not appear to affect the current use of the property in an adverse manner as of 

the valuation date. This property is mostly irregular in shape with public access via 

Jordan Hill Road, which runs along the southern perimeter of the property, with a 

downward sloping private dirt road being the current entrance point to the property.  

 

The subject has a physical address of 16041 Jordan Hill Road, and is located on the 

north side of Jordan Hill Road, in the town of Magalia. It is currently a vacant lot that is 

zoned as rural residential. The topography of the subject property is sloping towards the 

east in most areas, and the majority of the parcel is four to six feet below Jordan Hill 

Road. There is a 0.15 acre flat spot that is fairly level on the southwestern side of the 

subject that is approximately four feet below the road.  
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The utilities available to the subject property’s site include electricity only provided by 

PG&E. Sewage is generally handled via a leach line septic tank system which the 

subject lacks. Propane gas is available from various companies at competitive rates. 

Potable water is generally available via private onsite domestic wells, which the subject 

also lacks. There is no irrigation district. Telephone service and cable television services 

are also provided by private companies.  Trash disposal is also available to the area. 

The soils that comprise this property and a description of these soil types are as follows: 

 

SOILS 

The soils that comprise the subject property are noted in the table below. 

 

Map Unit 

Symbol  
Map Unit Name  

Acres in 

AOI  

Percent of 

AOI  

814 
Mountyana gravelly loam, 2 to 15 percent 

slopes 
1.5 92.4%  

819 
Lydon-Rock outcrop , 30 to 50 percent 

slopes 
0.1 7.6% 

Totals for Area of Interest  1.6 100.0%  

 

 

Please see the soils map on the next page. 
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SOILS MAP 
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One rating system of the soils is the Storie Index rating method.  A description of this 

method is as follows:   

Description of the Storie Index 

 

The Revised Storie Index is a rating system based on soil properties that govern the 

potential for soil map unit components to be used for irrigated agriculture in California. 

 

The Revised Storie Index assesses the productivity of a soil from the following four 

characteristics: 

 

- Factor A: degree of soil profile development 

- Factor B: texture of the surface layer 

- Factor C: steepness of slope  

- Factor X: drainage class, landform, erosion class, flooding and ponding frequency and 

duration, soil pH, soluble salt content as measured by electrical conductivity, and 

sodium adsorption ratio 

 

Revised Storie Index numerical ratings have been combined into six classes as follows:  

 

- Grade 1: Excellent (81 to 100)  

- Grade 2: Good (61 to 80) 

- Grade 3: Fair (41 to 60) 

- Grade 4: Poor (21 to 40) 

- Grade 5: Very poor (11 to 20) 

- Grade 6: Nonagricultural (10 or less) 

 

The components listed for each map unit in the accompanying Summary by Map Unit 

table in Web Soil Survey or the Aggregation Report in Soil Data Viewer are determined 

by the aggregation method chosen. An aggregated rating class is shown for each map 

unit. The components listed for each map unit are only those that have the same rating 

class as the one shown for the map unit. The percent composition of each component in 

a particular map unit is given to help the user better understand the extent to which the 

rating applies to the map unit.  

 

Other components with different ratings may occur in each map unit. The ratings for all 

components, regardless the aggregated rating of the map unit, can be viewed by 

generating the equivalent report from the Soil Reports tab in Web Soil Survey or from 

the Soil Data Mart site. Onsite investigation may be needed to validate these 

interpretations and to confirm the identity of the soil on a given site. 
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Rating Options 

Aggregation Method: Dominant Condition Component Percent Cutoff:  Nona Specified 

Tie-break Rule: Lower 

 

The following table breaks down the various soils that comprise the subject property. 

 

Map unit 

symbol  
Map unit name  Rating  

Component name 

(percent)  

Acres 

in AOI  

Percent 

of AOI  

814 

Mountyana gravelly 

loam, 2 to 15 percent 

slopes 

Grade 2 - 

Good 

 

Mountyana, gravelly 

loam (80%) 

 

1.5 92.4% 

819 

Lydon-Rock outcrop , 

30 to 50 percent 

slopes 

 

Grade 5 - 

Very Poor 

 

Lydon, very gravelly 

medial coarse sandy 

loam (65%) 

 

0.1 7.6% 

Totals for Area of Interest  1.6 100.0%  

 

As seen on the soils map and in the previous chart, the subject’s soils vary from Class 

2, good, to a small corner, 0.1 acres being Class 5, very poor. This ground would be 

considered nonagricultural ground. Due to its zoning and topography, the subject 

property and its soils are overall poorly suited to agricultural uses and are mostly 

restricted to a residential lot. The soils that make up the subject’s property would place 

severe restrictions on any agricultural use and allow solely for limited recreational and 

home site uses.     
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Improvements 

The subject property has no improvements. The author notes that with the current 

zoning and lack of gravel and other uses on the property, rural residential use is the 

most likely use of this site, as of the valuation date.   

 

STATEMENT OF OWNERSHIP 

The subject property was purchased by the Repanich Nicholas G and Repanich Susan 

M, husband and wife as community property, on June 29, 2011 for $16,000.  Prior to 

that, the property had been owned by JP Morgan Chase Bank for many years. 

According to a search of Butte County Records, via the RealQuest system, there have 

not been any other transfers of the subject property within the last three years.  

 

INCOME AND EXPENSES 

No income or expense information was made available to the author of this report, nor 

there would be any that is expected from such a site, typically purchased for owner 

occupancy, (I.E. to building a home) and enjoyment.  

 

HIGHEST AND BEST USE 

Highest and Best Use is identified as the reasonably probable and legal use of vacant 

land or an improved property, which is physically possible, appropriately supported, 

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

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

and maximum profitability.2 

 

                                                           
2  The Dictionary of Real Estate Appraisal, 12

th
 Edition, Page 306 
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Legally Permissible As Vacant: 

The zoning of the subject property is RR-5. The purpose of the RR zone is to allow for 

the appropriate development of large-lot single-family homes, small farmsteads, and 

related uses in the rural and agricultural areas of the county. (Please see zoning section 

of this report).  

 

Physically Possible As Vacant:  

The soil, topography, location, and size of the subject property allow mostly for rural 

residential and recreational uses.   

 

Feasible As Vacant:  

As vacant, the only feasible uses that would be available for the subject property are 

mostly rural residential and recreational uses.  

 

Maximum Productive As Vacant:   

The maximum productive use of the subject property, as vacant, is mostly for rural 

residential and recreational uses.   

 

Therefore, as indicated by the four tests, rural residential and recreational uses would 

be the highest and best use of this property.  

 

 



                                                           52 

 

SALES COMPARISON APPROACH  

The Sales Comparison Approach to value is that value a typical purchaser would be 

willing to pay for a property as of the valuation date, in order to determine what the 

subject property would sell for in today's real estate market.  The direct Sales 

Comparison Approach to value is based on the principle of substitution, that is, a 

property is replaceable in its market.  Its value tends to be set at the cost of acquiring an 

equally desirable substitute property, assuming no costly delay in making the 

substitution.  This estimate involves the collection and analysis of sales of properties 

with characteristics similar to those on the property being appraised.  The validity of this 

approach is very much dependent on the availability of this data and its relevancy and 

quality. Analysis of the sales is based upon the following criteria: 

 

A) Property rights conveyed 

B) Financing terms 

C) Conditions of sale 

D)  Market conditions 

E) Location 

F) Physical characteristics 

G)  Economic characteristics 

H)  Non-realty components 

 

The assumption is that the sales are similar to the stated objectives of the report, the 

market value definitions, and the above mentioned criteria, unless otherwise stated. In 

making the necessary adjustments, sales are always adjusted to the subject and not 

vice versa.  In analyzing the sales, the following unit of comparison was utilized: the 

dollar per square foot of land for the land valuation.  See the following sales on the next 

pages collected from the market. 
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PLAT - SALE NO.1 
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SALE NO. 1 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00014 

Use: Residential lot Exposure Time: 20 DOM 

Location: 13736 New Skyway, Magalia MLS: LISTING ID: SN20243315 

 

SALE DATA: 

Grantor:  CAHILL TODD W & STEPHANIE 

Grantee: GHOMAN GURJEET S 

Document: 2021-  12716 Recorded: 3/18/2021 

APN: 066-470-037-000 Zoning: TM40 

Transfer Tax: $99.00 Full Value Indicated Equity: $90,000 

Confirmed Price: $99,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted Confirmed With: Public Records/Ken 

Dickson 925-451-3177 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 4.11   Topography: Level and sloping 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.55 

  $/Acre $24,087.59 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Site was formally the location of a custom 3 bedroom, 2- 1/2 bath, 2,700 square feet 

residence; this site is ready for new construction. Recently improved with underground 

electrical service from PG&E at the property line, a functioning septic and Del Oro 

water service. Electrical meter in place and 50 AMP service for RV. Post Camp Fire 

debris clean-up has been done and certified through the CalOES program. 

Government Hazard Tree Removal Program has identified trees that will be removed 

from the site. Seller-moving after losing home; buyer-investment; view of sawmill peak. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the date of sale and the larger size of the acreage compared to the subject, 

the land value indicated by this sale is deemed to be inferior on the dollar per square 

foot of land unit of comparison basis. 
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PLAT - SALE NO.2 
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SALE NO. 2 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00013 

Use: Residential lot Exposure Time: 804 DOM 

Location: Via De Maia, Magalia MLS: LISTING ID: SN18292331 

 

SALE DATA: 

Grantor:  MANN KENNETH R LIVING TRUST L 

Grantee: EPPERSON BRUCE G/EPPERSON SUSAN E 

Document: 2021- 14204 Recorded: 3/24/2021 

APN: 064-630-007-000 Zoning: AR 

Transfer Tax: $104.50 Full Value Indicated Equity: $95,000 

Confirmed Price: $95,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public Records/Barbara 

Peltola 588-2744 

Terms: $70,000 carried by the seller. 
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PROPERTY DATA: 

Gross Ac: 1.91   Topography: Level 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $1.14 

  $/Acre $49,738.22 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Not affected by Camp Fire. 1.91 acres with a view of the canyon. Electrical lines very 

nearby property. Owner carry with $25,000 down at 7% interest to be paid in full no 

later than 10 years; has water, septic unknown; view of canyon, seller-moved out of 

area buyers- investment/possibly building. 

   

 

COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the lack of fire effects on this site, the land value indicated by this sale is 

deemed to be superior on the dollar per square foot of land unit of comparison 

basis. 
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PLAT - SALE NO.3 
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SALE NO. 3 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00016 

Use: Residential lot Exposure Time: 41 DOM 

Location: Wycliff Way, Magalia MLS: LISTING ID: SN21032846 

 

SALE DATA: 

Grantor:  Verna Alic King Revocable Trust 

Grantee: ARCHULETA AMANDA E/CARDOZA DEVIN G 

Document: 2021- 20946 Recorded: 5/6/2021 

APN: 064-460-002-000 Zoning: R2 

Transfer Tax: $33.00 Full Value Indicated Equity: $30,000 

Confirmed Price: $30,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public 

Records/Stephanie 

Sinnott 321-9179 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 0.94   Topography: Level and sloping 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.73 

  $/Acre $31,914.89 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Backed up to the greenbelt and very near all the POA amenities. Per the seller, this lot 

has the possibility of 2 homes on this treed, nearly acre lot. Black chain link spans the 

length of two sides of this property, with a gate already installed in the front. 

Surrounded by standing homes. PG&E and water available, septic unknown; 2 doors 

down from POA, fenced; seller- not rebuilding; buyer-they're building. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size of the acreage, the land value indicated by this sale is 

deemed to be slightly superior on the dollar per square foot of land unit of 

comparison basis. 
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PLAT - SALE NO.4 
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SALE NO. 4 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00012 

Use: Residential lot Exposure Time: 99 DOM 

Location: 14131 Coutolenic Road, 

Magalia 

MLS: LISTING ID: SN21038637 

 
SALE DATA: 

Grantor:  HAWKSLEY DONALD G & DARLENE 

Grantee: VELASCO MARK E 

Document: 2021- 34574 Recorded: 8/30/2021 

APN: 065-230-013-000 Zoning: TM-3 

Transfer Tax: $142.45 Full Value Indicated Equity: $129,500 

Confirmed Price: $129,500 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public 

Records/Dominick 

Townsend 762-9866 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 3.70   Topography: Gentle slope 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.80 

  $/Acre $35,000.00 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: 3.71 acres, some views of the Paradise Reservoir, and quick access to Skyway; the 

septic and well are already in place. Has well (currently capped, no pump, pre camp 

fire the well pumped 16GPM) septic needs root removal; no views; seller-didn't want to 

rebuild; buyer- building. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the superior amenities of this site, and considering all other market 

indicators, noting that this comparable is the best one to the subject, the land value 

indicated by this sale is deemed to be superior on the dollar per square foot of land 

unit of comparison basis. 
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PLAT - SALE NO.5 
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SALE NO. 5 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00020 

Use: Residential lot Exposure Time: 104 DOM 

Location: 6500 Staten Ct, Magalia MLS: LISTING ID: SN20213173 

 

SALE DATA: 

Grantor:  FLORES TRUST 

Grantee: Not Available 

Document: 2021- Recorded: Not Available 

APN: 066-180-024-000 Zoning: RT1 

Transfer Tax: Not Available  Indicated Equity: Not Available 

Confirmed Price: $20,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public Records/Tom 

Gagne 966-2398 

Terms: Pending sale; closing higher than $20,000. 
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PROPERTY DATA: 

Gross Ac: 0.63   Topography: Leve 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.73 

  $/Acre $31,746.03 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Lower Magalia, end of cul-de-sac location. New home built next door. Pending, not 

closing until pg & e settles; has power, water at street, septic unknown; seller-moving 

buyer- not sure probably build. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size of the site, the land value indicated by this sale is deemed to 

be superior on the dollar per square foot of land unit of comparison basis. 
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SALES SUMMARY 

 

SALES CHART 

 

SALE# ADDRESS SALE 

PRICE 

SALE 

DATE 

ACRES $/ SF 

LAND 

ONLY 

COMMENTS 

1 13736 

New 

Skyway 

$99,000 3/18/2021 4.11 $0.55 Inferior 

2 Via De 

Maia 

$95,000 3/24/2021 1.91 $1.14 Superior 

3 Wycliff 

Way 

$30,000 5/6/2021 0.94 $0.73 Superior 

4 14131 

Coutolenic 

Road 

$129,500 8/30/2021 3.70 $0.80 Superior 

5 6500 

Staten Ct 

$20,000 N/A 0.63 $0.73 Superior 

 

In concluding a value for the subject property’s land, it is noted that a reasonable number of 

comparable sales were found in rural residential areas similar to the subject’s.   Each sale has 

been analyzed and as of the valuation date, the value of the subject’s site is bracketed 

between Sales One, Three and Five.  These sales indicated a range in value of $0.55 to $0.73 

per square foot of land.  As of the valuation date, relying on this range, and noting Sale Four, 

the best from a location standpoint, a value towards the upper end of the range of $0.72 per 

square foot of land is considered to be appropriate for the subject’s site. This indicates the 

following total value for the subject property via the Sales Comparison Approach: 

 

Sales Comparison Approach to Value: 

  49,658.4 square feet x $0.72 per square foot…………………. $35,754  

Rounded to:          $36,000 

 SALES COMPARISON APPROACH TO VALUE………………….…......$36,000 



 

73 

COST APPROACH 

The Cost Approach to value estimates the replacement cost new of the improvements and 

deducts the appropriate depreciation to arrive at the present value of the improvements.  The 

land value is then added to the depreciated value of the improvements for a total value from 

the Cost Approach to value.   

 

Due to the lack of building improvements, this approach is not considered to be applicable in 

the valuation process.   

 

 

COST APPROACH TO VALUE:    NOT APPLICABLE 
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INCOME APPROACH TO VALUE 

The Income Approach to value is that value which a typical purchaser would be willing to pay 

for a property based upon its income producing capability. 

 

Due to the lack of building improvements, and the nature of the site in general, which would 

not be exposed on the market to be leased by a typical tenant, this approach is not considered 

to be applicable in the valuation process.   

 

INCOME APPROACH TO VALUE:  NOT APPLICABLE 
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RECONCILIATION OF VALUES 

The values, as indicated by the three approaches to value, are as follows: 

 SALES COMPARISON APPROACH   $36,000 

COST APPROACH     NOT APPLICABLE 

INCOME APPROACH     NOT APPLICABLE 

 

The Sales Comparison Approach to Value is typically a good indicator of value when one has 

numerous sales of similar types of properties.  The author used the best comparable sales that 

he could find in the surrounding area. Overall, this approach seems to reflect a direct range of 

values for properties of the subject’s type, and therefore, sole weight is placed upon it in 

arriving at a Fair Market Value for the subject property.   

 

The Cost Approach to Value is typically a good indicator of value when one has a newer 

building with accurate estimates of construction costs, land values, estimates of depreciation, 

and a strong market. There also needs to be a purchaser willing to pay replacement costs less 

depreciation for the improvements on the property. The subject property does not fit this 

category due to the lack of building improvements.  

 

The Income Approach to Value is typically a good indicator of value on an income producing 

property, which is bought on a rate of return a typical investor would be willing to accept. 

Considering the nature of the subject property, being commonly an owner-occupied property, 

no weight is placed upon this approach to value.  

 

Therefore, after analyzing all three approaches to value, and placing sole weight on the Sales 

Comparison Approach, the author’s opinion of the Fair Market Value for the subject property is 

as follows: 

FAIR MARKET VALUE…………..…………………………….$36,000 
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CERTIFICATION OF REPORT 
The appraiser hereby certifies: 
 
The statements of fact contained in this report are true and correct. 
 
The reported analysis, opinions, and conclusions are limited only by the reported assumptions 
and limiting conditions, and are my personal, unbiased professional analysis, opinions, and 
conclusions. 
 
I have no present or prospective interest in the property that is the subject of this report, and I 
have no personal interest or bias with respect to the parties involved. 
 
My compensation is not contingent on an action or event resulting from the analysis, opinions, 
conclusions in, or the use of this report. 
 
My compensation is not contingent upon the 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. 
 
That this appraisal assignment is not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan. 
 
My analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice, the requirements of 
the Code of Professional Ethics and Standards of Professional Practice of the Royal Institution 
of Chartered Surveyors and the American Society of Appraisers. 
 
The use of this report is subject to the requirements of the Royal Institution of Chartered 
Surveyors and the American Society of Appraisers of Real Estate Appraisers relating to review 
by its duly authorized representatives. I have made a personal inspection of the property that is 
the subject of this report.  
 
I have performed no services, as an appraiser, regarding the property that is the subject of this 
report within the three-year period immediately preceding acceptance of this assignment. 

http://www.rics.org/
http://www.rics.org/
http://www.rics.org/
http://www.rics.org/
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Evans Appraisal Service, Inc. 
Michael H. Evans, FASA, FRICS  
Page 2  
 
 
I do not authorize the out-of-context quoting from or partial reprinting of this appraisal report.  
Further, neither all nor any part of this appraisal report shall be disseminated to the general 
public by the use of media for public communication without the prior written consent of the 
appraiser signing this appraisal. 
 
Michael H. Evans has successfully completed the requirements set forth by the State of 
California for licensing and certification, and has been awarded the Certified General Real 
Estate Appraiser Certificate No. AG002019. 
 
That in his opinion, the requested Fair Market Value of the subject property, as of the valuation 

date of July 20, 2021, is as follows: 

 
 
 

FAIR MARKET VALUE    $36,000 

 

Respectfully submitted,      

                                               
         
    

____________________________ 
Michael H. Evans, FASA, FRICS  
California State Certified General    
Real Estate Appraiser # AG002019    
Recertified until October 28, 2022    
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SALES SUMMARY 
Sales Chart 

 
SALE# ADDRESS SALE 

PRICE 

SALE 

DATE 

ACRES $/ SF 

LAND 

ONLY 

COMMENTS 

1 13736 

New 

Skyway 

$99,000 3/18/2021 4.11 $0.55 Inferior 

2 Via De 

Maia 

$95,000 3/24/2021 1.91 $1.14 Superior 

3 Wycliff 

Way 

$30,000 5/6/2021 0.94 $0.73 Superior 

4 14131 

Coutolenic 

Road 

$129,500 8/30/2021 3.70 $0.80 Superior 

5 6500 

Staten Ct 

$20,000 N/A 0.63 $0.73 Superior 
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SALES MAP 
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QUALIFICATIONS OF MICHAEL H. EVANS, FASA, FRICS 

Mr. Evans has been actively engaged in the real estate appraisal field since 1983, President of Evans Appraisal 

Service, Inc., a real estate appraisal company specializing in agricultural, commercial, industrial, special purpose 

and residential properties.  Mr. Evans is one of two people to currently hold designations in both Real 

Property/Urban and Rural for the American Society of Appraisers, and a California State Certified General 

licensee. On August 8, 2005, Mr. Evans was awarded a Fellow Membership designation by the American Society 

of Appraisers in full recognition of his outstanding services in the Society and his contribution to the Appraisal 

Profession at large.  Recently (2012) Mr. Evans was awarded a Fellow designation by the Royal Institute of 

Chartered Surveys.  Mr. Evans is re-certified by the State of California until October 28, 2022.  

 

The Appraisal Foundation – Authorized by Congress as the Source of Appraisal Standards and Appraiser Qualifications 

-Officer of the Board of Trustees (secretary) 

-Member of the Board of Trustees  

-Member of the Admissions Committee  

-Liaison between the Board of Trustees and the Sponsoring Organizations 

 

American Society of Appraisers 

 - Past President 2010-2011  

- International President 2009-2010 

- International Senior Vice President 2008-2009  
- International Secretary Treasurer 2007-2008  

- Two Term Region Governor 1996 – 2000 for Northern California and Nevada 

- 1
st
 Real Property Discipline Governor 2002-2007 

- Past Chairman of the Real Property Committee 

- Past Editor of the Real Property Journal 

- Past member of the Constitution and Bylaws Committee 

- Past member of the Nominating and Awards Committee 

- Past State Director of Northern California & Nevada 

- Past Chapter President of Sacramento Chapter (two terms) 

- Past Vice Chair Board of Examiners Professional Education Equivalency Certification;  

             Program commonly known as PEECP 

- Past member of the Budget and Finance Committee  

 

Additional Appraisal Bodies 

- Past Chairman of the California Appraiser Coalition 

- Past President of the California Appraisers Council 

 

Education 

Graduated from California State University, Chico in 1981 with a B.S. Degree in Business Administration. 
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Qualifications of Michael H. Evans, FASA, FRICS 

Page 2 

 

 

Continuing Education 

American Appraisal Institute: 

- Real Estate Appraisal Principals 

- Basic Valuation Procedures 

- Case Studies in Real Estate Valuation 

- Standards of Professional Practice 

- Capitalization Theory & Techniques, Parts A and B 

- Valuation Analysis & Report Writing 

- Understanding Limited Appraisals and Appraisal Reporting Options 

- Valuation of Conservation Easements (Course Instructor) 

 

American Society of Appraisers: 

- BV201: Introduction to Business Valuation  

-Uniform Standards of Professional Appraisal Practice (past course instructor) 

- Real Property Prep Course 

- California State Laws and Regulations (also course instructor) 

- Valuation of Conservation Easements (also course instructor) 

 

 

American Society of Farm Managers and Rural Appraisers: 

- Principles of Rural Appraising 

- Permanent Plantings & Leases 

- Valuation of Conservation Easements 

 

Mr. Evans has also participated in numerous seminars and conferences in addition to those listed above. 

 

Additional Qualifications: 

He has been a guest lecturer and have taught agriculture appraisal at California State University, Chico.  He has 

also qualified as an Expert Witness in Superior Court in condemnation cases, as well as an Expert Witness in 

Butte, Colusa, Fresno, Glenn, Lassen, Los Angles, Tehama, Sacramento, Shasta, Siskiyou, Sutter, Yolo, and 

Yuba County Superior Courts and in Federal Court, Sacramento, CA. 

 

Qualified for and completed appraisal assignments for the following: 

 

Federal   Federal Deposit Insurance Corporation (FDIC) 

Federal Housing Authority (FHA) 

Veterans Administration (VA) 

U.S. Department of Agriculture Rural Development 

U.S. Department of Agriculture - Farm Services 

U.S. Army Corps of Engineers 

Small Business Administration (SBA) 

Farm Services 

U.S. Department of Fish and Wildlife Services 

 

State      California Department of Transportation 

USDA Soil and Conservancy Service 

California Department of Fish and Game 

 

Counties    Butte, Glenn, Tehama, Colusa 
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Qualifications of Michael H. Evans, FASA, FRICS 

Page 3 

 

 

Cities      Cities of Chico, Oroville, Willows, Colusa, Los Molinos 

Sacramento Regional Transit District 

 

School Districts   Willows Unified School District 

Los Molinos Unified School District 

Thermalito Unified School District 

Chico Unified School District 

Hamilton City Unified School District 

A small example of the client list on file is as follows: 

 

Banks     Bank of America,  

Feather River State Bank, Chico, Yuba City, CA 

Golden Valley Bank, Chico, CA 

River Valley Community Bank 

Wells Fargo Bank and their Trust Department, CA 

   Umpqua Bank, Chico, CA 

   Sonoma National Bank, Sacramento, CA 

   Bank of the West, CA 

   Union Bank, Sacramento 

       

Attorneys     John Schwarz, Christiansen & Schwarz, Chico, CA 

Carl B. Leverenz, Attorney at Law, Chico, CA 

B.J.Susich, Boutin JONES Inc. Sacramento, CA  

Erin Guy Castillo, Parish & Small Inc, Stockton, CA 

John W. Schooling, Attorney at Law, Chico, CA 

Jeffrey Meith, Meith, Minasian and Sprunance, Oroville, CA 

Robert Spano, Moss and Enochian, Redding, CA 

Ed Hendren, Attorney at Law, Oroville, CA 

Robert Kutz, Attorney at Law, Chico, CA 

Ray Sandelman, Attorney at Law, Chico, CA 

Robert Harp, Marshall, Burghardt, Meiske and Harp, Chico, CA 

Philip B. Price, Price, Brown and Halsey, Chico, CA 

Michael Moran, Attorney at Law, Chico, CA 

Title/Insurance Companies and Land Trusts 

  

Mid Valley Title Company, Chico, CA 

Safeco Insurance Company, Burlingame, CA 

Bank of America, Chico, CA 

General Motors Corporation, Detroit, MI 

Western Savings and Loan, Phoenix, AZ 

Fidelity National Title, San Jose, CA 

Travelers Insurance Company 

ITT Hartford Insurance Group 

Republic Insurance Company 

State Farm Insurance Companies 

Continental Insurance Company 

Stewart Title Company 

The Nature Conservancy 

 

Appraisals have also been performed for various individual landowners throughout Butte, Glenn, Colusa, Yuba, 

Sutter, Tehama, Shasta, San Diego, Sacramento, El Dorado, Modoc, and Lassen Counties. 
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Qualifications of Michael H. Evans, FASA, FRICS  

Page 4 

 

 

Additional Qualifications 

 

Mike H. Evans has been featured in ASA Professional magazine three times in the past few years: 

            Summer 2006 (Conference coverage) 

            Winter 2006 (Paths to appraisal practice) 

            Winter 2005 (Expert witness) 

 

He is one of the designated spokesperson for the Real Property Committee. He has been called upon for media 

queries, and the stories he has been quoted in have been picked up well. Records show a count of over 60 

newspapers and magazines that have quoted him since April 2006.  

Here are just few Magazines and Topics he has spoken about in the past few years: 

 

 

Magazine Title      Topic 

   

 Money Magazine, NY 09/01/2006  Price this House 

Journal of Accountancy, NJ 09/01/2006 Tips for starting a BV Practice 

The Oakland Press, MI 08/20/2006 Appraisers can help you determine if your stuff is trash 

or treasure 

Washington Post, DC 07/29/2006 Getting it to move  

Newsday, NY 07/28/2006 To Do (ASA lecture) 

Chicago Tribune, IL 07/23/2006 Selling in a Slow Market 

The Jacksonville, FL 07/07/2006   People in Business  

The Daily Reporter, OH 07/05/2006  News Digest 
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ENGAGEMENT LETTER  
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LEGAL DESCRIPTION (As Originally Received) 

 



- 1 - 

 

 

APPRAISAL REPORT 

THE SUBJECT PROPERTY LOCATED: 

Three quarters of a mile north of the small unincorporated town of Magalia, 

Butte County, CA 

 

 

REPORT PREPARED FOR 

 

Dan Efseaff  

Paradise Recreation & Park District 
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September 13, 2021 
 
Dan Efseaff 
Paradise Recreation & Park District  
 
 
Dear Mr. Efseaff: 
 
In accordance with your request, I have prepared an opinion of the Fair Market Value of the 
subject property, which is located on the northern side of Jordan Hill, north of Magalia, in Butte 
County, CA.   
 
I have valued this property as of the valuation date of July 20, 2021. This appraisal report is 
prepared in compliance with the Uniform Standard of Professional Appraisal Practice 
(USPAP). By reason of my investigation and by virtue of my experience, I have been able to 
form and have formed the opinion that the Fair Market Value of this property, as of the 
valuation date of July 20, 2021, is as follows: 

 

FAIR MARKET VALUE…………..……………………………$161,000 

 
Your attention is respectfully invited to the following report, which contains certain exhibits and 
factual data upon which the value conclusions are partially predicated. 
 
 
 
 
Respectfully submitted,      

                                               
         
    

____________________________ 
Michael H. Evans, FASA, FRICS  
California State Certified General    
Real Estate Appraiser # AG002019    
Recertified until October 28, 2022    
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EXECUTIVE SUMMARY 
 

Appraisal Type:   Appraisal report 
 

Project:    Rural Residential Site 

 

Address:                                  On the northern side of Jordan Hill, north of Magalia,  
                                                  in Butte County, CA   
   

Assessor’s Parcel Number: 065-260-001 

  

Property Rights Appraised: Fee Simple Estate 

 

Date of Appraisal: July 20, 2021 

 

Zoning: RR-5 

 

General Plan: RR 

 

Land Area:    5.36 acres 

 

Improvements:   No building improvements   

 

Highest and Best Use: Rural Residential Use 

 

Values: 

SALES COMPARISON APPROACH   $161,000 

COST APPROACH     NOT APPLICALBE  

INCOME APPROACH     NOT APPLICALBE  

 

Final Opinion of Fair Market Value:    $161,000 



 

                                                          - 5 - 

 

THE APPRAISAL PROCESS 

The appraisal process is an orderly procedure of gathering information from the market, which 

will lead to an opinion of value.  This information is obtained from many sources, but the best 

source is through recent sales of similar type properties.  All sales used are examined and 

confirmed by the buyer, the seller, or a party knowledgeable to the transaction.  All pertinent 

facts from the sales are analyzed, classified, and interpreted for use in the approaches to 

value. 

 

There are three approaches to value which are considered when arriving at an opinion of value 

for the real estate.  These are: 

 

The Cost Approach 

The Sales Comparison Approach 

The Income Approach 

 

In the Cost Approach, the value of the land is estimated from market data.  Next, the 

replacement cost of the buildings is estimated; accrued depreciation is estimated and 

subtracted from the replacement cost estimate for an indication of the contributing value of the 

buildings.  The estimated value of the land, added to the contributing value of the buildings, 

results in an opinion of value by the Cost Approach. 

 

The Sales Comparison Approach is a method of comparing recent sales of similar properties 

to the subject property. This approach is based on the principle that the prudent investor would 

pay no more for a property than the cost of acquiring a satisfactory alternative property that 

possesses physical, economical, and financial comparability. 

 

The value of a particular property tends to coincide to the value indicated by the actions of 

informed buyers and sellers in the marketplace for similar properties.  A number of sales are 

investigated in order to determine the value of the subject property.  A discussion and analysis 

of the sales are provided and adjustments are typically made for a date of a sale, physical and 

economical characteristics, and terms of sale or financing. 
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The Income Approach is based on an accurate measurement of a property’s productivity under 

typical management, a conversion of the yields into gross and net income, and capitalization of 

this net income into an indication of market value. Whenever possible, all three approaches 

should be used.  One or two approaches however, will often be given greater weight than the 

others, depending on the type of property, the most convincing factual data available, and the 

objective of the appraisal. 

 

SCOPE OF APPRAISAL 

This is an "appraisal assignment" as defined by the American Society of Appraisers and the 

Royal Institution of Chartered Surveyors within the standards of professional practice.  The 

services resulting from this assignment have been performed in a manner consistent with the 

requirements of this organization and the analysis, opinions, and conclusions are those of a 

disinterested third party.  All appropriate data deemed pertinent to the solution of the appraisal 

problem has been collected, confirmed, and reported in conformity with the standards of 

professional practice and the code of professional ethics of the American Society of 

Appraisers.  This appraisal report reflects a summary of the data, analysis, opinion, and 

conclusions of the author. 

 

For completion of this appraisal assignment, a preliminary survey is conducted; the property to 

be appraised is inspected. The owner provided the details of the site as of the date of value.  

Based upon this inspection a search for relevant market data is completed.  By use of county 

records, a sales search is conducted for transactions involving properties which meet the 

criteria deemed by the appraiser to be appropriate for comparison to the subject.  In addition, 

listings are obtained from knowledgeable sources within the area of the subject, including real 

estate brokers and participants within the real estate market.  The sales information collected 

is then screened, inspected, confirmed, and analyzed for use within the comparison process.   

 

Supplementary information such as comparative costs, rents, and market data are collected 

when deemed necessary from knowledgeable sources, as well as from files maintained for this 

purpose within the office of the appraisal firm. The data is analyzed through the appropriate 

approaches to value explained in the Analysis section of this report and finally, the appraisal 

containing the description, analysis, and conclusions is completed. 
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COMPETENCY 

The Uniform Standards of Professional Appraisal Practice (USPAP) require that prior to 

accepting any assignment or entering into an agreement to perform any assignment, an 

appraiser must properly identify the problem to be addressed and have the knowledge and 

experience to complete the assignment completely or alternatively: 

 

Disclose the lack of knowledge and/or experience to the Client before accepting the 

assignment. 

 

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

 

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

assignment competently in the report. 

 

The author of this report has had previous experience appraising real estate in the subject’s 

area, and is familiar with the geographical area in which the property is located.  Furthermore, 

properties which are physically and economically similar to the subject property have been 

common appraisal assignments. The author believes that he possesses the knowledge and 

experience to complete this assignment competently. 

 

PURPOSE AND INTENDED USE OF APPRAISAL 

The purpose of the valuation is to form an opinion of the Fair Market Value of the subject 

property. The intended use of this appraisal is to assist the client in making financial decisions 

regarding the subject property, in a potential purchase procedure. 

 

CLIENT AND INTENDED USER OF THE APPRAISAL 

Paradise Recreation & Park District is the client and the intended user of this appraisal report.   
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FAIR MARKET VALUE  

Section 1263.320 of the California Code of Civil Procedure defines Fair Market Value as:  "the 

highest price on the date of valuation that would be agreed to by a seller, being willing to sell 

but under no particular or urgent necessity for so doing, nor obliged to sell, and a buyer, being 

ready, willing and able to buy but under no particular necessity for so doing, each dealing with 

the other with full knowledge of all the uses and purposes for which the property is reasonably 

adaptable and available." 

 

IDENTIFICATION OF THE SUBJECT PROPERTY 

The subject property is identified in a legal description located in the Addenda section of this 

appraisal report.  It is noted that the subject property is located on the northern side of Jordan 

Hill, north of Magalia, in Butte County, CA.   The subject property is identified by the Butte 

County Assessor’s Office as Assessor’s Parcel Number: 065-260-001. A copy of the 

Assessor’s Plat is located in the Physical Description section of this report.  This map shows 

the basic property lines and its relationship with the surrounding parcels.   

 

PROPERTY RIGHTS APPRAISED 

The rights of the subject property to be appraised are for the fee simple estate of the entire 

property. The definition of Fee Simple Estate is as follows:  

 

DEFINITION OF FEE SIMPLE ESTATE 

Absolute ownership unencumbered by any other interest or estate; subject only to the 

limitations of governmental powers of taxation, eminent domain, police power, and escheat.1 

 

DATE OF APPRAISAL 

The physical inspection of the subject property was completed on July 20, 2021. The date of 

valuation of the subject property is July 20, 2021. 

 

                                                           
1  The Appraisal of Real Estate, 12

th
 Edition,  Page 68 
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ASSUMPTIONS AND LIMITING CONDITIONS 

1) That I assume no responsibility for matters legal in character, nor do I render any 

opinion as to the title, which is assumed to be good and marketable.  All existing liens and 

encumbrances securing payment of money have been disregarded, and the property is 

appraised as though free and clear under responsible ownership and competent management. 

 

2) That although dimensions are taken from sources considered reliable and verifying, 

measurements were made and such verification should not, in any way, be construed as a 

survey.  Areas not calculated by an engineer are not guaranteed accurate from an engineering 

standpoint.   

 

3) That legal descriptions, as furnished, are assumed to be correct. 

 

4) That information obtained for use in this appraisal is believed to be true and correct to 

the best of my ability; however, no responsibility is assumed for errors or omissions, nor for 

any information not disclosed which might otherwise affect the valuation opinion. However, the 

appraiser reserves the right to consider and evaluate such data upon its disclosure. 

 

5) That there exist no undisclosed restrictions or prohibitions concerning the possible use 

or development of the property for any purpose for which it is available. 

 

6) That no responsibility is assumed for any condition not readily observable from the 

customary inspection of the premises, which condition might affect the valuation, except those 

items specifically mentioned in this report. 

 

7) That exhibits included herein are to assist in visualizing the property and the 

surrounding area and are not to be construed to be the result of a survey. 

 

8) That oil, gas, and mineral rights were not considered in making this appraisal unless 

otherwise stated. 
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9) That possession of this report, or a copy thereof, does not carry the right of use for any 

purpose for any but the client or their authorized agent without first obtaining the written 

consent of the author. 

 

10) That testimony or attendance in court, by reason of this appraisal with reference to the 

property in question, shall not be required unless prior arrangements are made. 

 

11) Unless otherwise stated in this report, the existence of hazardous material, which may or    

may not be present on the property, was not observed by the appraiser.  The appraiser has no 

knowledge of the existence of such materials on or in the property.  The appraiser, however, is 

not qualified to detect such substances. The presence of substances such as asbestos, urea-

formaldehyde foam insulation or other potentially hazardous materials may affect the value of 

the property.  The value opinion is predicated on the assumption that there is no such material 

on or in the property that would cause a loss in value.   No responsibility is assumed for any 

such conditions, or for any expertise or engineering knowledge required to discover them.  The 

client is urged to retain an expert in this field, if desired. 

 

 

The Four Forces 

As indicated in the Appraisal Process section of this report the Four Forces constitute an 

important portion of the valuation process. How these forces affect the region and/or 

neighborhood has to be addressed.  It is noted that regions and or neighborhoods can offer 

different advantages to its inhabitants, and are said to differ in quality. The quality of a region 

or a neighborhood can best be judged in terms of the needs and standards of its occupants.  

The major factors that affect the quality of any area can be grouped as physical, economic, 

social, and political in nature. These major factors are often referred to as the four forces, 

which affect the Market Value of any type of property within a defined region or neighborhood.  

Typically, the area surrounding any property being appraised can only be understood via an 

analysis of the county, city or town, and the immediate area where this property exists.   

 

Based on the above, the author of this report researched and reported analyses of Butte 

County, and the immediate area where the subject property is located. They are as follows on 

the next pages:  
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BUTTE COUNTY MAP 
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BUTTE COUNTY ANALYSIS 

Location and History 

Butte County is centrally located on the east side of California's 

Sacramento Valley. The county extends easterly from the 

Sacramento River into the Sierra Nevada Foothills. Butte 

County was one of 27 original counties in California, officially 

established on February 18, 1850.  At that time, it included all of 

the area that is now Plumas County, as well as parts of Sutter, Colusa, Tehama, and 

Sierra Counties. The county seat is located in Oroville, 65 miles north of Sacramento, 

the state capital. The five incorporated cities in Butte County, from largest to smallest, 

are Chico, Paradise, Oroville, Gridley, and Biggs. Named in 1887 for renowned British 

botanist, Sir Joseph Dalton Hooker, the Hooker Oak in Chico was widely regarded as 

the largest Valley Oak in the world until its collapse in a 1977 windstorm. Covering over 

18,000 square feet of ground with the shade from its branches, the Hooker Oak stood 

over 105 feet tall and its trunk had a circumference of 28 feet.  On the day it fell, the 

Hooker Oak was estimated to be 326 years old. 

 

Environmental Characteristics 

Butte County covers 1,670 square miles, or 1,068,800 acres, of 

which 85% are privately owned. There is also extensive acreage in 

the national forest and state parks. The elevation varies from 60 feet 

on the valley floor to over 7,000 feet in the mountains. Two-thirds of 

the county's acreage is mountainous. The eastern portion of the 

county contains waterfalls and canyons. Feather Falls, at 640 feet, is 

second only to the falls of Yosemite in regards to waterfall heights in 

California, as well as being the sixth tallest in the United States. The 

balance of the county is fertile, alluvial flood plain along the Sacramento River, on its 

northwesterly side and on the south-central portion of the Feather River. The loam soils 

of the valley floor include some of the most versatile in the world.   
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The basin lands in the southwest portion of the county include heavy clay soils that are 

mainly utilized for rice production.  The most extensive water development program in 

the United States is centered in Butte County. Oroville Dam is the key unit in the 

California Water Plan.  It is the world's largest earth-filled embankment with a developed 

lake, as well as being the nation’s tallest dam. Lake Oroville has a shoreline of 168 

miles.  

 

The Sacramento and Feather Rivers, together with their tributaries, contribute to an 

ample supply of water for domestic, agricultural, and industrial needs. They also 

combine with the County’s numerous lakes to provide recreational opportunities. The 

Butte County climate is warm and dry in the summer, with the winters being mild and 

pleasant.  The average rainfall in the valley and the foothills is 20 inches per year.  

Historically, the mountains have accumulated a snow pack ranging from 30 inches to as 

much as 200 inches, thereby assuring a generous amount of runoff during the spring 

and summer.  However, over the past ten years, the winter precipitation has been less 

predictable and has caused near-drought conditions during several of the summers. 

Most of Butte County's agricultural land is irrigated with water obtained from wells.  

While some of the wells have had to be deepened due to the lowering of the water 

table, the overall supply of irrigation water has not been substantially impacted through 

the drought and semi-drought years.  Cities and counties from areas further south have 

expressed their interest in purchasing both surface and ground water from Butte 

County. In addition, there have been increased environmental demands to provide a 

sufficient amount of water to maintain migrating fish populations in the various rivers 

and streams of Northern California. These conflicting demands on water between rural, 

urban, and natural uses will continue into the foreseeable future and insure that 

concerns regarding water remain in the forefront for years to come. 
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Camp Fire 

The Camp Fire was the deadliest and most destructive wildfire in California history. It is 

also the deadliest wildfire in the United States since the Cloquet fire in 1918 and is high 

on the list of the world's deadliest wildfires; it is the sixth-deadliest U.S. wildfire overall.  

It started on November 8, 2018, and was caused by Electrical Fire Transmission by 

PG&E; the fire reported a loss of 16.5 billion USD, noting that a total of 18,804 buildings 

were destroyed mostly in Paradise with few in Concow. Additionally thousands of acres 

were burnt along with their natural vegetation and many lives were lost. 

 

Social Characteristics 

As of 2017, Butte County had an estimate total population of 229,294 as per the United 

States Census. Butte County is serviced by the Western Pacific, Southern Pacific, and 

Sacramento Northern Railroads. State Highways 70 and 99 East run through Butte 

County, both being major thoroughfares in Northern California.  The county interior road 

system provides access to most areas in the county and is adequately maintained.  

There are commercial airports in both Oroville and Chico. 

Recreational Characteristics 

Butte County is home to many recreational opportunities.  Chico is home to the fourth 

largest municipal park in the nation.  Annie Bidwell, widow of Chico’s founder General 

John Bidwell, donated over 2,200 acres to the City of Chico to be used as a public park. 

Since that time, the City of Chico has added to the original acreage, creating a park that 

now encompasses close to 3,700 acres. Lake Oroville is home to a multitude of 

recreational activities. All types of water sports are possible at Lake Oroville, as well as 

hiking, fishing, camping, horseback riding, and mountain biking in the areas surrounding 

Lake Oroville. The first suspension bridge ever built in California, the Bidwell Bar 

Suspension Bridge, is California State Historical Landmark Number 314.  When built in 

1856, the Bidwell Bar Bridge crossed over the Feather River at Bidwell Bar.  
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Due to flooding that occurred with the construction of the Oroville Dam, the bridge was 

relocated to Bidwell Canyon for preservation purposes where, in 1954, it was closed to 

all but pedestrian traffic.  

 

Economic Characteristics 

According to the California Employment Development Department, the average 

unemployment rate in Butte County in 2020 was 9.2% noting that as of April of 2021 the 

rate decreased to 7.1%.  See the following historical breakdown: 

May 21, 2021 Employment Development Department 

March 2020 Benchmark Labor Market Information Division, (916) 262-2162 

Data Not Seasonally Adjusted http://www.labormarketinfo.edd.ca.gov 

     Historical Civilian Labor Force 

     Chico MSA 

(Butte County) 

     Notes: 1) Data may not add due to rounding. The unemployment rate is calculated using unrounded data. 

            2) Labor force data for all geographic areas for 1990 to 2021 now reflect the March 2020 

                annual revision (or benchmark) and Census 2014 population controls at the state level. 

             

 

 2021 Labor Force Employment Unemployment Unemp. Rate 

January 91,300 83,900 7,400 8.1% 

February 92,600 85,500 7,200 7.7% 

March 92,600 85,700 6,900 7.4% 

April 91,500 85,000 6,500 7.1% 

May 

    June 

    July 

    August 
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September 

    October 

    November 

    December 

    Annual Averages 

    

     2020 Labor Force Employment Unemployment Unemp. Rate 

January 96,300 90,800 5,400 5.6% 

February 97,000 91,800 5,200 5.4% 

March 97,600 91,700 5,900 6.1% 

April 92,100 77,400 14,700 15.9% 

May 91,400 79,300 12,100 13.3% 

June 92,500 81,700 10,800 11.6% 

July 90,400 80,300 10,100 11.1% 

August 91,300 82,400 8,900 9.8% 

September 90,500 82,300 8,200 9.0% 

October 92,200 84,800 7,300 8.0% 

November 90,300 84,100 6,200 6.9% 

December 89,700 82,400 7,300 8.1% 

Annual Averages 92,600 84,100 8,500 9.2% 
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2019 Labor Force Employment Unemployment Unemp. Rate 

January 99,100 92,300 6,800 6.9% 

February 99,800 93,600 6,100 6.1% 

March 99,700 93,600 6,100 6.1% 

April 98,400 93,500 4,900 5.0% 

May 98,400 94,000 4,400 4.5% 

June 96,500 91,300 5,200 5.4% 

July 95,300 90,000 5,300 5.6% 

August 95,900 91,100 4,800 5.0% 

September 98,200 94,200 4,000 4.1% 

October 98,800 94,600 4,200 4.3% 

November 97,800 93,500 4,300 4.4% 

December 97,100 92,600 4,500 4.6% 

Annual Averages 97,900 92,900 5,100 5.2% 

     2018 Labor Force Employment Unemployment Unemp. Rate 

January 100,500 94,500 6,000 5.9% 

February 100,900 94,900 6,000 5.9% 

March 102,700 96,900 5,800 5.6% 

April 102,400 97,400 5,000 4.9% 

May 102,400 98,000 4,400 4.3% 

June 101,400 96,100 5,400 5.3% 

July 102,300 96,900 5,300 5.2% 

August 101,000 96,100 4,900 4.8% 

September 102,800 98,400 4,300 4.2% 

October 103,500 99,100 4,500 4.3% 

November 100,900 96,200 4,700 4.6% 

December 101,100 95,100 6,000 5.9% 

Annual Averages 101,800 96,600 5,200 5.1% 
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Industry Projections 

Employment Development Department 

2014-2024 Industry 

Employment Projections         

Labor Market Information Division 

Chico Metropolitan Statistical 

Area 

   

  

Published: 

April 2017 

 

(Butte County)         

NAICS 

Code* 
Industry Title Estimated Employment 2014** 

Projected 

Employment 

2024 

Numeric 

Change   

2014-

2024 

Percent  

Change 

2014-2024 

Annual 

Average 

Percent  

Change  

  Total Employment 84,800 97,900 13,100 15.4% 1.5% 

              

   Self Employment (A) 5,800 6,800 1,000 17.2% 1.7% 

              

   Private Household Workers (B) 100 100 0 0.0% 0.0% 

              

   Total Farm 2,900 3,200 300 10.3% 1.0% 

              

   Total Nonfarm 76,000 87,800 11,800 15.5% 1.6% 

              

1133,21,23   Mining, Logging, and Construction 3,200 3,800 600 18.8% 1.9% 

              

31-33   Manufacturing 4,000 4,200 200 5.0% 0.5% 

              

22,42-49   Trade, Transportation, and Utilities 13,300 14,800 1,500 11.3% 1.1% 

42    Wholesale Trade 1,800 2,100 300 16.7% 1.7% 

              

44-45    Retail Trade 10,000 11,100 1,100 11.0% 1.1% 

              

22,48-49    Transportation, Warehousing, and Utilities 1,500 1,600 100 6.7% 0.7% 
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51   Information 1,000 1,000 0 0.0% 0.0% 

              

52-53   Financial Activities 3,300 3,800 500 15.2% 1.5% 

52    Finance and Insurance 1,900 2,300 400 21.1% 2.1% 

              

54-56   Professional and Business Services 5,600 6,700 1,100 19.6% 2.0% 

              

61-62 

  Educational Services (Private), Health Care, and 

Social Assistance 17,800 21,700 3,900 21.9% 2.2% 

              

71-72   Leisure and Hospitality 8,000 10,000 2,000 25.0% 2.5% 

              

81 

  Other Services (excludes 814-Private Household 

Workers) 3,800 4,100 300 7.9% 0.8% 

              

    Government 16,100 17,700 1,600 9.9% 1.0% 

     Federal Government  500 600 100 20.0% 2.0% 

              

     State and Local Government 15,600 17,100 1,500 9.6% 1.0% 

      State Government 4,100 4,200 100 2.4% 0.2% 

       State Government Education 3,200 3,400 200 6.3% 0.6% 

              

      Local Government 11,500 12,900 1,400 12.2% 1.2% 

       Local Government Excluding Education 5,000 5,900 900 18.0% 1.8% 

  

 * The North American Industry Classification System (NAICS) is used by government agencies to classify business establishments for the purpose of 

collecting, analyzing, and publishing statistical data related to the U.S. business economy. 

** Data sources: U.S. Bureau of Labor Statistics' Current Employment Statistics (CES) March 2015 benchmark and Quarterly Census of Employment 

and Wages (QCEW) industry employment. 

 

Industry detail may not add up to totals due to independent rounding and suppression. 

  (A) Self-employed persons work for profit or fees in their own business, profession, trade, or farm.  Only the unincorporated self-employed are included in 

this category.  The estimated and projected employment numbers include all workers who are primarily self-employed and wage and salary workers 

who hold a secondary job as a self-employed worker.  

(B) Private household workers are employed as domestic workers whose primary activities are to maintain the household.  Industry employment is based 

on QCEW.  
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Major Employers 

Employer Name Location Industry 

Butte Community Insurance Agcy Chico  Insurance  

Butte County Behavioral Chico  Government Offices-County  

Butte County Mental Hlth Svc Chico  Mental Health Services  

Butte County Social Welfare Oroville  County Government-Social/Human Resources  

California State University Chico  Schools-Universities & Colleges Academic  

California State University Chico  Schools-Universities & Colleges Academic  

Chico High School Chico  Schools  

County Sheriff Oroville  Sheriff  

Encloe Homecare & Hospice Chico  Hospitals  

Enloe Medical Ctr Prompt Care Chico  Clinics  

Enloe Medical Ctr-Admissions Chico  Hospitals  

Feather Falls Casino Koa Oroville  Casinos  

Feather River Hospital Paradise  Hospitals  

Gold Country Casino & Hotel Oroville  Casinos  

Knife River Corp Chico  Asphalt & Asphalt Products  

Lifetouch National Schl Studio  Chico  Photographers-Portrait  

Northern California Homes Paradise  Real Estate  

Pacific Coast Producers Oroville  Canning (Mfrs)  

Pacific Coast Producers Oroville  Canning (Mfrs)  

Pacific Coast Producers Palermo  Canning (Mfrs)  

Sierra Nevada Brewing Co Chico  Brewers (Mfrs)  

United Healthcare Chico  Medical Insurance Plans  

Walmart Chico  Department Stores  

Wil-Ker-Son Ranch & Packing Co Gridley  Fruits & Vegetables-Growers & Shippers  

Zero Waste Not Available  Recycling Centers (Whls)  

 

http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=268526522
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=713843076
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=417861027
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=881378616
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=230031536
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=401561826
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=104943717
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=488901976
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=418734901
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456599
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456607
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=961389806
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=001456789
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=961389723
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=303820500
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=881140875
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=529439523
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=354081143
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=233805068
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=233805084
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=417128248
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=400089172
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=448601864
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=531542876
http://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000007&empId=436708618
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Agricultural Characteristics 

The climate and soil have historically made agriculture the economic base of Butte 

County.  Butte County produces large quantities of almonds, rice, oranges, olives, 

peaches, prunes, grains, and beans. Over 

446,000 of Butte County’s acreage is 

devoted to agriculture, without including 

grazing land for livestock, and greenhouse 

space for nursery stock. Almost any edible 

plant or tree that can be grown in the 

United States can be cultivated 

successfully in Butte County. Dairy, beef 

cattle, sheep, and hogs contribute considerably to the economy as well.   

 

The estimated gross value of agricultural production in Butte County for 2019 totaled 

$688,369,916. This is a $56,571,189 decrease over the 2018 gross value total of 

$631,798,727. The County’s 10-year average is $716,272,922. 

 

The following chart on the next page compares the values for agricultural products in 

Butte County for 2015-2019: 
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The natural resources of the county, together with its pleasant residential environment, 

have stimulated some industrial development. Industrial development in Butte County 

has been affected by the overall poor condition of the California economy. Major 

products include lumber, light machinery, prefabricated homes, fabricated metal, stone 

and clay building materials, and processed foods. 

 

Governmental and Political Characteristics 

Butte County is one of 58 California counties and is governed by an elected board of 

supervisors. Major responsibilities of the county government include the County Sheriff's 

Department, Justice Courts, Public Health, and Public Works (including road 

maintenance). The major county agencies affecting real property are the Planning 

Office, the Planning Commission, the Assessor's Office, and the Building Department. 

 

In California, real estate assessments and taxes changed dramatically in 1978, with the 

passage of Proposition 13. All counties within California are required to appraise all 

properties, except certain agricultural and timber 

properties, at full market value as they existed on March 1, 

1978. A property created, developed, or sold after March 

1, 1978 is appraised at full cash value as of the time 

created or sold, and may also be adjusted at up to 2% 

annually. By the passage of Proposition 13, the basic tax 

rate in California is $1 per $100 of appraised value, plus 

any taxes levied to cover bond indebtedness for county, 

city, school, or other taxing agencies. The County 

Assessor's Office is responsible for the appraisal of each 

property within the constraints of Proposition 13, and 

appraised values and tax rates are published annually after July 1st.  
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Since the passage of Proposition 13 in 1978, the State of California has continued to 

pass unfunded mandates for the counties, which include such items as welfare 

payments, court costs, environmental regulations, and others. 

 

Water risk is increasing in California and across the west.  Major drivers of water risk to 

agriculture sites in California include condition of the weather, regulations and 

competing urban and environmental demands for a limited water supply.  Risk has been 

reduced in many regions with the development of water storage facilities and some 

conveyance systems over the last few decades. Surface water supply variability has 

been unambiguously increasing over the last several decades.  Groundwater has 

historically served as a buffer to this variability. The Sustainable Groundwater 

Management Act will place restrictions on the previously unrestricted access to 

groundwater.  Sustainable Groundwater Management Act: On September 16, 2014 

Governor Edmund G. Brown Jr. signed three bills into legislation intended to mitigate 

future ground water degradation. These laws went into effect on January 1, 2015. The 

three bills, collectively termed the “Sustainable Groundwater Management Act” (SGMA), 

have the main goal of achieving groundwater sustainability by eliminating overdraft.  

Ground water basins and sub-basins designated as “high” or “medium” priority by the 

Department of Water Resources (DWR) will have the responsibility of forming 

“Groundwater Sustainability Agencies” (GSA's). The GSA's are charged with 

establishing a groundwater sustainability plan (GSP), implementing and enforcing each 

plan, including well monitoring, limiting water pumping, and imposing fees and 

penalties. The GSA's must be identified and established by July 1, 2017, with the 

development of a “Groundwater Sustainability Plan” (GSP) in place by January 31, 

2020. The impact of this legislation on agriculture sites and the market value of such 

lands cannot be determined at this time.  

 



                                                           25 

 

The state is currently in Phase 3 of executing SGMA. All basins must have an adopted 

GSP by January 31, 2022, with critically over drafted basins having to comply two years 

earlier. Phase 4 is to achieve groundwater sustainability in critically over drafted basins 

by January 2040 and in all basins by January 2042.   

 

District water deliveries will play a pivotal role in the sustainability of the area to be 

sustainably farmed. Areas outside of a district boundary (white zone), or properties with 

no/limited surface water supply may see a significant reduction in their ability to meet 

the needs of their plantings. The pumping restrictions, increasing cost of water and 

potential cost of fines imposed by SGMA are significant, with the effect of making 

farming in some areas unfeasible.  Properties located within a strong groundwater 

recharge area and/or with a strong surface water supply will be in a stronger 

Position but will increase their dependence upon surface water.   

 

At this time the implication of SGMA does not appear to have a measurable effect on 

real estate values within the subject's competitive market area. However, as the phases 

of SGMA are implemented, the landscape of California's overall agriculture market will 

likely change.  How drastic of a change this would be remains to be seen, but some in 

the industry anticipate that as much as 25% of the irrigated land could come out of 

production over the next 25 years.   

 

In the author’s opinion this could be the largest land right taking and class action law 

suit the State has ever seen.  However, as of the valuation date there has been no 

effect on land values at this point.   

 

Fox Canyon Groundwater Management Agency: Strict water conservation measures 

protect the Oxnard Plain from over pumping by agricultural users and local water 

agencies. The Fox Canyon Groundwater Management Agency (FCGMA) was created 

by the California Legislature in 1982 as an independent special district, separate from 

the County of Ventura or any city government or other public agency to oversee Ventura 

County's vital groundwater resources.   
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The FCGMA manages and protects both confined and unconfined aquifers within 

several groundwater basins underlying the southern portion of Ventura County. All lands 

lying above the deep Fox Canyon aquifer account for much than half of the water needs 

for 0.7 million residents in the cities of Ventura, Oxnard, Port Hueneme, Camarillo, and 

Moorpark, plus the unincorporated communities of Saticoy, El Rio, Somis, Moorpark 

Home Acres, Nyeland Acres, Leisure Village, Point Mugu, and Montalvo.   

 

On April 11th, 2014, the Agency passed Emergency Ordinance E, which took effect on 

August 1st, 2014 and states that all agricultural operators will start using an Irrigation 

Allowance Index (ratio of the actual water applied divided by the Annual Irrigation 

Allowance) minus 25%. The ordinance requires the monitoring and reporting by 

agricultural operators of the amount of water they use for their crops. This emergency 

ordinance is in response to over-drafting of the basin due to the current drought 

conditions. Again at this time, it is unknown what effect this ordinance will have on 

agricultural property values in the affected area.  Market participants are aware of the 

issue but as of the valuation date no market reactions have been observed.   

 

A description of the immediate area of the subject property is as follows on the next 

page.   
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IMMEDIATE AREA MAP AND ANALYSIS 

The subject property is located 

approximately three quarters of 

a mile north of the small 

unincorporated town of Magalia, 

which is the nearest town to the 

subject providing it with 

extremely limited services 

especially after the camp fire. The subject property is accessed from the northern side 

of Jordan Hill Road, which is a gravel road, off of Coutolenc Road, a two-lane paved 

road.   This area is positioned at the northeast edge of the County of Butte and is 

surrounded by trees and remote rural residential sites.  It is rural in nature with the 

Skyway, a two lane asphalt paved county maintained road that meanders through the 

area, connecting the subject property’s area to the surrounding rural remote towns such 

as Stirling City to the north and beyond with the valley floor.  In summary, the subject’s 

immediate area is rural and scenic with tall forested trees providing shade with limited 

traffic, especially during the winter months, as this area does occasionally get snowed in 

for a short period of time.  Plowed access to the subject property is provided via the 

Skyway, Coutolenc Road and Jordan Hill Road, which are county maintained two lane 

roads in this area.   

 

The topography and climatic conditions limit the area to forest development with some 

single family houses historically built in the area as well.  Most of the parcels of 

ownership in the immediate area of the subject property range from less than one acre 

to several hundred acres in size for some of the surrounding properties.  It is noted that 

many of these properties do not have buildings constructed upon them.  Many of the 

properties that do have residences belong to owners who live in the Cities of Orland, 

Willows, and Chico, and use these houses during the summer months.  However, most 

of the homes in the subject’s surrounding areas were destroyed in the Camp Fire.  
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Overall, the usage in the immediate area of the subject is restricted to limited residential 

and timber and recreational uses, with very limited services available within a 5 mile 

radius.   The boundaries of the subject property are as follows: The community of 

Magalia to the south, Stirling City Highway to the north, Butte Creek Canyon to the west 

and the Feather River canyon to the east.    The utilities available to the subject property 

include electricity from PG&E, telephone service provided by several providers and 

sewage disposal, which is handled in the area via individual septic tank, leach line 

sewer systems.  Potable water is normally provided by individual domestic pumps and 

wells.   

 

MARKET TRENDS 

Overall, the market for rural residential properties in Butte County and the surrounding 

areas has been active since the Camp Fire as new developers have been coming in 

and purchasing lots that are being exposed to the market by sellers who are not wanting 

to rebuild their homes after they lost them in the camp fire. As of the valuation date, this 

sector of the market is stabilizing and becoming active.  Currently in the Magalia area, 

there is a total of four active listings between 1 and 5 acres showing the following list 

prices:  

 

Active Listings 
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Market Conditions as Influenced by Current COVID 19 - Coronavirus Situation 

The appraisal process is developed with a strong emphasis on completed transactions. 

This is most reflected in the Sales Comparison Approach; however, the Cost Approach 

and Income Approach are often reflective of somewhat lagging market data.  Therefore, 

rapid market changes are often not reflected in current market value appraisals.  

USPAP requires analysis of current market conditions and credible value opinions are 

dependent upon in-depth, ongoing, and current analysis of all factors that have 

significant impact on market value. 

  

On January 20, 2020, the first case of COVID-19 was confirmed in the state of 

Washington and has rapidly increased throughout the nation as well as the world at an 

exponential growth rate.  As the virus has spread, significant impacts have been felt in 

the stock market, oil prices, travel industry, lodging, food and beverage, and other 

industries. The impact is rapid, significant, and as of now, the length, and eventual 

overall damage is unknown.  As of the date of report, market evidence (sufficient sale 

data to indicate a market value impact) is not available and therefore current impact is 

yet to be settled within the market.  Several factors would of course contribute to this, 

including the length of time the nation continues to be affected and the pace of the 

eventual recovery once the virus is contained or growth is at least mitigated. 

  

Most epidemiologists and medical professionals initially believed that within a 2-3-month 

period, based upon government and private sector efforts, the virus spread would have 

been mitigated.    However, it is now clear that the far reaching effects of the pandemic 

have yet to be fully realized and the duration of its influence is yet to be determinable.  

Given the degree of uncertainty and current debate regarding the process of returning 

to a more normal situation, there is a lack of adequate or sufficiently reliable market 

data from which to develop a measurable economic impact.   
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Even less evidence is available how these historical and future potential events are 

affecting market participants today.    

 

However, it is my opinion that overall, considering the market statistics, the economic 

impact within the local agricultural, commercial and residential real estate markets will 

be realized primarily in predominate marketing times.    

 

Consequently, as of the effective date of the report, marketing times for properties 

similar to the subject will likely experience an additional marketing time of 30 to 90 days 

(or no additional marketing time if that is the case).  Exposure time, as reflective of the 

time exposed to the market prior to the effective date would not be affected.  

 

 

 

 



                                                           31 

 

NATIONAL FLOOD INSURANCE PROGRAM  

The subject property is located in a non Fema Special flood hazard area, Zone X.  It is 

identified in community panel number 06007C0400E, effective as of 1/6/2011.   As per 

this map, flooding is not an issue for the subject property. A copy of this map is as 

follows: 

FLOOD MAP 
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ZONING AND GENERAL PLAN  

As of the valuation date, the subject property’s zoning is RR-5.  The general plan of 

the subject is RR.  A description of the zoning ordinance, as originally received, is 

as follows:  

 
Rural Residential (RR). The purpose of the RR zone is to allow for the appropriate 
development of large-lot single-family homes, small farmsteads, and related uses in the 
rural and agricultural areas of the county. Standards for the RR zone are intended to 
preserve and protect the character of existing rural residential areas and ensure that 
future rural residential development is compatible with adjacent agricultural uses. 
Permitted residential uses in the RR zones include a single-family home, small 
residential care home, and a second unit. The RR zone also conditionally permits non-
residential uses compatible with a rural residential setting, including public and quasi-
public uses, personal services, nurseries, and animal services. Animal grazing, crop 
cultivation, private stables, on-site agricultural product sales, and other similar 
agricultural activities are permitted uses in the RR zone. The minimum permitted parcel 
size in the RR zone ranges from 5 to 10 acres. The RR zone implements the Rural 
Residential land use designation in the General Plan. 
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TAXES  

The subject property is identified by the Butte County Assessor's office as the following 

Assessor’s Parcel Number.  The tax data for the 2020/2021 tax year is as follows: 

 

Assessed Values 
Assessor's Parcel 

Number 
Acres  Land   Improvements  

 Personal 
Property  

 Taxes   Tax Rate 

065-260-001 5.36  $23,426.00 $0.00 $0.00 $251.66 1.234331% 

 

According to the Assessor’s Office Records, the total Market Value of the subject 

property is $23,426.  The Assessor’s Office values are not indicative of the Market 

Value of the subject property.  It should be also noted that the Assessor’s Office 

Records are merely a factoring of the values, as they existed in 1978 when Proposition 

13 was passed.  Unless a recent sale has taken place, or the property has been 

transferred initiating a new appraisal report, these values are not normally indicative of 

market value in today’s real estate market.  Therefore, typically, they would not be 

utilized in establishing the Market Value of the subject.  

 

A typical purchaser would have the expectation that immediately after purchase, the 

taxes would either increase or decrease dramatically depending on the purchase price.  

Therefore, the tax rate will be used in estimating the taxes as an expense item in the 

Income Approach to value, if applicable.  
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SUBJECT PHOTOGRAPHS 

 

 Southern road frontage 

 

 View of dirt clearing looking north 
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 View of southwest corner looking north 
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ASSESSOR’S PLAT 
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AERIAL PLAT 
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PHYSICAL DESCRIPTION 

 

Site Description 

The subject property is located approximately three quarters of a mile north of the small 

unincorporated town of Magalia, which is the nearest town to the subject. Per the Butte 

County Assessor’s Office, the subject consists of a total of 5.36 gross acres. As of the 

valuation date this is a vacant site and has no improvements or buildings. The property 

is not fenced and the borders on the northern side are not marked. The subject property 

is accessible on the northern side of Jordan Hill Road, which is a gravel road leading off 

of Coutolenc Road, a two-lane paved road. There is a 1.5-acre flat dirt spot that has 

been cleared on the south west end of the subject, the rest of the land is sloping 

downward towards the east. The subject property and surrounding properties have 

been damaged by the Camp fire, many of the trees and vegetation in the area were 

damaged or missing; this parcel has little to no debris from the fire and has been 

cleared by local government. The subject property consists of one parcel that has brush 

clumps, scrub oaks, pines as well as several large boulders. The easements over the 

subject are typical for the area and do not appear to affect the current use of the 

property in an adverse manner as of the valuation date. This property is mostly irregular 

in shape, with public access via Jordan Hill Road, which runs along the southern 

perimeter of the property, with a private dirt road being the current entrance point to the 

property.  

 

The subject does not have a physical address, but is located on the north side of Jordan 

Hill Road, in the town of Magalia. It is currently a vacant lot that is zoned as rural 

residential. The topography of the subject property is sloping towards the east in most 

areas; there is a fairly level cleared dirt spot that is approximately 1.5 acres and is 

located on the southwestern corner of the subject. On the eastern side of the subject 

the land begins to slope downward and the vegetation becomes thicker.  
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The subject is below Coutolenc Road on the northwestern perimeter, and above Jordan 

Hill Road on the southeastern perimeter.  

 

The utilities available to the subject property’s site include electricity only provided by 

PG&E. Propane gas is available from various companies at competitive rates.  

 

There are domestic wells, which can provide water to the area noting that no well is 

currently in place upon the subject property. There is no irrigation district either.  Sewer 

treatment is available via septic tank leach line systems. Telephone service and cable 

television services are also provided by private companies.  Trash disposal is also 

available to the area.  

 

The soils that comprise this property and a description of these soil types are as follows: 

 

SOILS 

The soils that comprise the subject property are noted in the table below. 

 

Map Unit 

Symbol  
Map Unit Name  

Acres in 

AOI  

Percent of 

AOI  

814 
Mountyana gravelly loam, 2 to 15 percent 

slopes 
3.9 73.0% 

819 
Lydon-Rock outcrop , 30 to 50 percent 

slopes 
1.4 27.0% 

Totals for Area of Interest  5.3 100.0% 

 

 

Please see the soils map on the next page for visual reference. 
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SOILS MAP 
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One rating system of the soils is the Storie Index rating method.  A description of this 

method is as follows:   

Description of the Storie Index 

 

The Revised Storie Index is a rating system based on soil properties that govern the 

potential for soil map unit components to be used for irrigated agriculture in California. 

 

The Revised Storie Index assesses the productivity of a soil from the following four 

characteristics: 

 

- Factor A: degree of soil profile development 

- Factor B: texture of the surface layer 

- Factor C: steepness of slope  

- Factor X: drainage class, landform, erosion class, flooding and ponding frequency and 

duration, soil pH, soluble salt content as measured by electrical conductivity, and 

sodium adsorption ratio 

 

Revised Storie Index numerical ratings have been combined into six classes as follows:  

 

- Grade 1: Excellent (81 to 100)  

- Grade 2: Good (61 to 80) 

- Grade 3: Fair (41 to 60) 

- Grade 4: Poor (21 to 40) 

- Grade 5: Very poor (11 to 20) 

- Grade 6: Nonagricultural (10 or less) 

 

The components listed for each map unit in the accompanying Summary by Map Unit 

table in Web Soil Survey or the Aggregation Report in Soil Data Viewer are determined 

by the aggregation method chosen. An aggregated rating class is shown for each map 

unit. The components listed for each map unit are only those that have the same rating 

class as the one shown for the map unit. The percent composition of each component in 

a particular map unit is given to help the user better understand the extent to which the 

rating applies to the map unit.  

 

Other components with different ratings may occur in each map unit. The ratings for all 

components, regardless the aggregated rating of the map unit, can be viewed by 

generating the equivalent report from the Soil Reports tab in Web Soil Survey or from 

the Soil Data Mart site. Onsite investigation may be needed to validate these 

interpretations and to confirm the identity of the soil on a given site. 
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Rating Options 

Aggregation Method: Dominant Condition Component Percent Cutoff:  Nona Specified 

Tie-break Rule: Lower 

 

The following table breaks down the various soils that comprise the subject property. 

 

Map unit 

symbol  
Map unit name  Rating  

Component name 

(percent)  

Acres 

in AOI  

Percent 

of AOI  

814 

Mountyana gravelly 

loam, 2 to 15 percent 

slopes 

Grade 2 - 

Good 

Mountyana, gravelly 

loam (80%) 
3.9 73.0% 

819 

Lydon-Rock outcrop , 

30 to 50 percent 

slopes 

 

Grade 5 - 

Very Poor 

 

Lydon, very gravelly 

medial coarse sandy 

loam (65%) 

1.4 27.0% 

Totals for Area of Interest  5.3 100.0% 

 

As seen on the soils map and in the previous chart, the subject’s soils are ranging from 

Grade 2 – Good, to Grade 5 - Very poor. This ground would be considered 

nonagricultural ground. That being said the subject property’s soils are overall poorly 

suited to agricultural uses and are mostly restricted to very limited grazing land, wild 

land and gravel. The soils that make up the subject’s property would place severe 

restrictions on any agricultural use and allow solely for very limited pasture uses and or 

recreational and home site uses.     

Improvements 

The subject property has no improvements. The author notes that with the current 

zoning and topography of the property, rural residential use of the property with 

recreational use of the excess land is the most likely use of this site, as of the valuation 

date.   
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STATEMENT OF OWNERSHIP 

The subject property was purchased by the Repanich Nicholas G and Repanich Susan 

M, husband and wife as community property, on June 29, 2011 for $16,000.  Prior to 

that, the property had been owned by JP Morgan Chase Bank for many years.    

According to a search of Butte County Records, via the RealQuest system, there have 

not been any other transfers of the subject property within the last three years other 

than what was mentioned.     

 

INCOME AND EXPENSES 

No income or expense information was made available to the author of this report, nor 

there would be any that is expected from such a site, typically purchased for owner 

occupancy, (I.E. to building a home) and enjoyment.  

 

HIGHEST AND BEST USE 

Highest and Best Use is identified as the reasonably probable and legal use of vacant 

land or an improved property, which is physically possible, appropriately supported, 

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

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

and maximum profitability.2 

 

Legally Permissible As Vacant: 

The zoning of the subject property is RR-5. The purpose of the RR zone is to allow for 

the appropriate development of large-lot single-family homes, small farmsteads, and 

related uses in the rural and agricultural areas of the county. (Please see zoning section 

of this report).  

                                                           
2  The Dictionary of Real Estate Appraisal, 12

th
 Edition, Page 306 
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Physically Possible As Vacant:  

The soils, topography, location, and size of the subject property allow mostly for rural 

residential and recreational uses.   

 

Feasible As Vacant:  

As vacant, the only feasible uses that would be available for the subject property are 

mostly rural residential and recreational uses.  

 

Maximum Productive As Vacant:   

The maximum productive use of the subject property, as vacant, is mostly for rural 

residential and recreational uses.   

 

Therefore, as indicated by the four tests, rural residential and recreational uses would 

be the highest and best use of this property.  
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SALES COMPARISON APPROACH  

The Sales Comparison Approach to value is that value a typical purchaser would be 

willing to pay for a property as of the valuation date, in order to determine what the 

subject property would sell for in today's real estate market.  The direct Sales 

Comparison Approach to value is based on the principle of substitution, that is, a 

property is replaceable in its market.  Its value tends to be set at the cost of acquiring an 

equally desirable substitute property, assuming no costly delay in making the 

substitution.  This estimate involves the collection and analysis of sales of properties 

with characteristics similar to those on the property being appraised.  The validity of this 

approach is very much dependent on the availability of this data and its relevancy and 

quality. Analysis of the sales is based upon the following criteria: 

 

A) Property rights conveyed 

B) Financing terms 

C) Conditions of sale 

D)  Market conditions 

E) Location 

F) Physical characteristics 

G)  Economic characteristics 

H)  Non-realty components 

 

The assumption is that the sales are similar to the stated objectives of the report, the 

market value definitions, and the above mentioned criteria, unless otherwise stated. In 

making the necessary adjustments, sales are always adjusted to the subject and not 

vice versa.  In analyzing the sales, the following unit of comparison was utilized: the 

dollar per square foot of land for the land valuation.  See the following sales on the next 

pages collected from the market. 
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PLAT - SALE NO.1 
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SALE NO. 1 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00014 

Use: Residential lot Exposure Time: 20 DOM 

Location: 13736 New Skyway, Magalia MLS: LISTING ID: SN20243315 

 

SALE DATA: 

Grantor:  CAHILL TODD W & STEPHANIE 

Grantee: GHOMAN GURJEET S 

Document: 2021-  12716 Recorded: 3/18/2021 

APN: 066-470-037-000 Zoning: TM40 

Transfer Tax: $99.00 Full Value Indicated Equity: $90,000 

Confirmed Price: $99,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted Confirmed With: Public Records/Ken 

Dickson 925-451-3177 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 4.11   Topography: Level and sloping 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.55 

  $/Acre $24,087.59 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Site was formally the location of a custom 3 bedroom, 2- 1/2 bath, 2,700 square feet 

residence; this site is ready for new construction. Recently improved with underground 

electrical service from PG&E at the property line, a functioning septic and Del Oro 

water service. Electrical meter in place and 50 AMP service for RV. Post Camp Fire 

debris clean-up has been done and certified through the CalOES program. 

Government Hazard Tree Removal Program has identified trees that will be removed 

from the site. Seller-moving after losing home; buyer-investment; view of sawmill peak. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the date of sale, the land value indicated by this sale is deemed to be inferior 

on the dollar per square foot of land unit of comparison basis. 
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PLAT - SALE NO.2 
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SALE NO. 2 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00013 

Use: Residential lot Exposure Time: 804 DOM 

Location: Via De Maia, Magalia MLS: LISTING ID: SN18292331 

 

SALE DATA: 

Grantor:  MANN KENNETH R LIVING TRUST L 

Grantee: EPPERSON BRUCE G/EPPERSON SUSAN E 

Document: 2021- 14204 Recorded: 3/24/2021 

APN: 064-630-007-000 Zoning: AR 

Transfer Tax: $104.50 Full Value Indicated Equity: $95,000 

Confirmed Price: $95,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public Records/Barbara 

Peltola 588-2744 

Terms: $70,000 carried by the seller. 
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PROPERTY DATA: 

Gross Ac: 1.91   Topography: Level 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $1.14 

  $/Acre $49,738.22 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Not affected by Camp Fire. 1.91 acres with a view of the canyon. Electrical lines very 

nearby property. Owner carry with $25,000 down at 7% interest to be paid in full no 

later than 10 years; has water, septic unknown; view of canyon, seller-moved out of 

area buyers- investment/possibly building. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size and lack of fire effects on this site, the land value indicated 

by this sale is deemed to be superior on the dollar per square foot of land unit of 

comparison basis. 
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PLAT - SALE NO.3 
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SALE NO. 3 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00016 

Use: Residential lot Exposure Time: 41 DOM 

Location: Wycliff Way, Magalia MLS: LISTING ID: SN21032846 

 

SALE DATA: 

Grantor:  Verna Alic King Revocable Trust 

Grantee: ARCHULETA AMANDA E/CARDOZA DEVIN G 

Document: 2021- 20946 Recorded: 5/6/2021 

APN: 064-460-002-000 Zoning: R2 

Transfer Tax: $33.00 Full Value Indicated Equity: $30,000 

Confirmed Price: $30,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public 

Records/Stephanie 

Sinnott 321-9179 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 0.94   Topography: Level and sloping 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.73 

  $/Acre $31,914.89 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Backed up to the greenbelt and very near all the POA amenities. Per the seller, this lot 

has the possibility of 2 homes on this treed, nearly acre lot. Black chain link spans the 

length of two sides of this property, with a gate already installed in the front. 

Surrounded by standing homes. PG&E and water available, septic unknown; 2 doors 

down from POA, fenced; seller- not rebuilding; buyer-they're building. 
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COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size of the acreage, the land value indicated by this sale is 

deemed to be slightly superior on the dollar per square foot of land unit of 

comparison basis. 

 



                                                           65 

 

 
PLAT - SALE NO.4 
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SALE NO. 4 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00012 

Use: Residential lo Exposure Time: 99 DOM 

Location: 14131 Coutolenc Road, 

Magalia 

MLS: LISTING ID: SN21038637 

 
SALE DATA: 

Grantor:  HAWKSLEY DONALD G & DARLENE 

Grantee: VELASCO MARK E 

Document: 2021- 34574 Recorded: 8/30/2021 

APN: 065-230-013-000 Zoning: TM-3 

Transfer Tax: $142.45 Full Value Indicated Equity: $129,500 

Confirmed Price: $129,500 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public 

Records/Dominick 

Townsend 762-9866 

Terms: Cash sale. 
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PROPERTY DATA: 

Gross Ac: 3.70   Topography: Gentle slope 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.80 

  $/Acre $35,000.00 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: 3.71 acres, some views of the Paradise Reservoir, and quick access to Skyway; the 

septic and well are already in place. Has well (currently capped, no pump, pre camp 

fire the well pumped 16GPM) septic needs root removal; no views; seller-didn't want to 

rebuild; buyer- building. 

   

 

COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size noting that this comparable is the best one to the subject, 

the land value indicated by this sale is deemed to be superior on the dollar per 

square foot of land unit of comparison basis. 
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PLAT - SALE NO.5 
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SALE NO. 5 

EVANS APPRAISAL SERVICE, INC. 

 

 

 

County: Butte Sale Number: 2021RES00020 

Use: Residential lot Exposure Time: 104 DOM 

Location: 6500 Staten Ct, Magalia MLS: LISTING ID: SN20213173 

 

SALE DATA: 

Grantor:  FLORES TRUST 

Grantee: Not Available 

Document: 2021- Recorded: Not Available 

APN: 066-180-024-000 Zoning: RT1 

Transfer Tax: Not Available  Indicated Equity: Not Available 

Confirmed Price: $20,000 Confirmed By: Corwyn Sheridan 

SP Adjustment: None noted. Confirmed With: Public Records/Tom 

Gagne 966-2398 

Terms: Pending sale; closing higher than $20,000. 
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PROPERTY DATA: 

Gross Ac: 0.63   Topography: Leve 

 
 
     

 
    

 

Buildings and Improvement 

Description Comments Age Cond Size 

(SF) 

Class St Un 

 

 

Description Size (SF) RCN Contrib RCN % 

 

Totals Not Available Not Available Not Available 

 

  $/Sq.Ft (vacant land only) $0.73 

  $/Acre $31,746.03 

 

 

INCOME ANALYSIS:                     

Type of Operation:  Vacant Land - Income and Expense Information not available 

 

Other Information: Lower Magalia, end of cul-de-sac location. New home built next door. Pending, not 

closing until pg & e settles; has power, water at street, septic unknown; seller-moving 

buyer- not sure probably build. 

   

 

 

COMPANY INFORMATION: 

Appraiser: Michael H. Evans, FASA, FRICS 

Analysis: Due to the smaller size of the site, the land value indicated by this pending sale is 

deemed to be superior on the dollar per square foot of land unit of comparison 

basis. 
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SALES SUMMARY 

 

SALES CHART 

 

SALE# ADDRESS SALE 

PRICE 

SALE 

DATE 

ACRES $/ SF 

LAND 

ONLY 

COMMENTS 

1 13736 

New 

Skyway 

$99,000 3/18/2021 4.11 $0.55 Inferior 

2 Via De 

Maia 

$95,000 3/24/2021 1.91 $1.14 Superior 

3 Wycliff 

Way 

$30,000 5/6/2021 0.94 $0.73 Superior 

4 14131 

Coutolenc 

Road 

$129,500 8/30/2021 3.70 $0.80 Superior 

5 6500 

Staten Ct 

$20,000 N/A 0.63 $0.73 Superior 

 

In concluding a value for the subject property’s land, it is noted that a reasonable number of 

comparable sales were found in rural residential areas similar to the subject’s.   Each sale has 

been analyzed and as of the valuation date, the value of the subject’s site is bracketed 

between Sales One, Three and Five.  These sales indicated a range in value of $0.55 to $0.73 

per square foot of land.  As of the valuation date, relying on this range, and noting Sale Four, 

the best from a location standpoint, a value towards the upper end of the range of $0.69 per 

square foot of land is considered to be appropriate for the subject’s site. This indicates the 

following total value for the subject property via the Sales Comparison Approach: 

 

Sales Comparison Approach to Value: 

  233,481.6 square feet x $0.69 per square foot…………………. $161,102  

Rounded to:             $161,000 

 SALES COMPARISON APPROACH TO VALUE……………….…..….....$161,000 
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COST APPROACH 

The Cost Approach to value estimates the replacement cost new of the improvements and 

deducts the appropriate depreciation to arrive at the present value of the improvements.  The 

land value is then added to the depreciated value of the improvements for a total value from 

the Cost Approach to value.   

 

Due to the lack of building improvements, this approach is not considered to be applicable in 

the valuation process.   

 

 

COST APPROACH TO VALUE:    NOT APPLICABLE 
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INCOME APPROACH TO VALUE 

The Income Approach to value is that value which a typical purchaser would be willing to pay 

for a property based upon its income producing capability. 

 

Due to the lack of building improvements, and the nature of the site in general, which would 

not be exposed on the market to be leased by a typical tenant, this approach is not considered 

to be applicable in the valuation process.   

 

INCOME APPROACH TO VALUE:  NOT APPLICABLE 
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RECONCILIATION OF VALUES 

The values, as indicated by the three approaches to value, are as follows: 

 SALES COMPARISON APPROACH   $161,000 

COST APPROACH     NOT APPLICABLE 

INCOME APPROACH     NOT APPLICABLE 

 

The Sales Comparison Approach to Value is typically a good indicator of value when one has 

numerous sales of similar types of properties.  The author used the best comparable sales that 

he could find in the surrounding area. Overall, this approach seems to reflect a direct range of 

values for properties of the subject’s type, and therefore, sole weight is placed upon it in 

arriving at a Fair Market Value for the subject property.   

 

The Cost Approach to Value is typically a good indicator of value when one has a newer 

building with accurate estimates of construction costs, land values, estimates of depreciation, 

and a strong market. There also needs to be a purchaser willing to pay replacement costs less 

depreciation for the improvements on the property. The subject property does not fit this 

category due to the lack of building improvements.  

 

The Income Approach to Value is typically a good indicator of value on an income producing 

property, which is bought on a rate of return a typical investor would be willing to accept. 

Considering the nature of the subject property, being commonly an owner-occupied property, 

no weight is placed upon this approach to value.  

 

Therefore, after analyzing all three approaches to value, and placing sole weight on the Sales 

Comparison Approach, the author’s opinion of the Fair Market Value for the subject property is 

as follows: 

FAIR MARKET VALUE…………..…………………………….$161,000 



 

75 

 

CERTIFICATION OF REPORT 
The appraiser hereby certifies: 
 
The statements of fact contained in this report are true and correct. 
 
The reported analysis, opinions, and conclusions are limited only by the reported assumptions 
and limiting conditions, and are my personal, unbiased professional analysis, opinions, and 
conclusions. 
 
I have no present or prospective interest in the property that is the subject of this report, and I 
have no personal interest or bias with respect to the parties involved. 
 
My compensation is not contingent on an action or event resulting from the analysis, opinions, 
conclusions in, or the use of this report. 
 
My compensation is not contingent upon the 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. 
 
That this appraisal assignment is not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan. 
 
My analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice, the requirements of 
the Code of Professional Ethics and Standards of Professional Practice of the Royal Institution 
of Chartered Surveyors and the American Society of Appraisers. 
 
The use of this report is subject to the requirements of the Royal Institution of Chartered 
Surveyors and the American Society of Appraisers of Real Estate Appraisers relating to review 
by its duly authorized representatives. I have made a personal inspection of the property that is 
the subject of this report.  
 
I have performed no services, as an appraiser, regarding the property that is the subject of this 
report within the three-year period immediately preceding acceptance of this assignment. 

http://www.rics.org/
http://www.rics.org/
http://www.rics.org/
http://www.rics.org/
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Evans Appraisal Service, Inc. 
Michael H. Evans, FASA, FRICS  
Page 2  
 
 
I do not authorize the out-of-context quoting from or partial reprinting of this appraisal report.  
Further, neither all nor any part of this appraisal report shall be disseminated to the general 
public by the use of media for public communication without the prior written consent of the 
appraiser signing this appraisal. 
 
Michael H. Evans has successfully completed the requirements set forth by the State of 
California for licensing and certification, and has been awarded the Certified General Real 
Estate Appraiser Certificate No. AG002019. 
 
That in his opinion, the requested Fair Market Value of the subject property, as of the valuation 

date of July 20, 2021, is as follows: 

 
 
 

FAIR MARKET VALUE    $161,000 

 

Respectfully submitted,      

                                               
         
    

____________________________ 
Michael H. Evans, FASA, FRICS  
California State Certified General    
Real Estate Appraiser # AG002019    
Recertified until October 28, 2022    
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SALES SUMMARY 
Sales Chart 

SALE# ADDRESS SALE 

PRICE 

SALE 

DATE 

ACRES $/ SF 

LAND 

ONLY 

COMMENTS 

1 13736 

New 

Skyway 

$99,000 3/18/2021 4.11 $0.55 Inferior 

2 Via De 

Maia 

$95,000 3/24/2021 1.91 $1.14 Superior 

3 Wycliff 

Way 

$30,000 5/6/2021 0.94 $0.73 Superior 

4 14131 

Coutolenc 

Road 

$129,500 8/30/2021 3.70 $0.80 Superior 

5 6500 

Staten Ct 

$20,000 N/A 0.63 $0.73 Superior 
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SALES MAP 
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QUALIFICATIONS OF MICHAEL H. EVANS, FASA, FRICS 

Mr. Evans has been actively engaged in the real estate appraisal field since 1983, President of Evans Appraisal 

Service, Inc., a real estate appraisal company specializing in agricultural, commercial, industrial, special purpose 

and residential properties.  Mr. Evans is one of two people to currently hold designations in both Real 

Property/Urban and Rural for the American Society of Appraisers, and a California State Certified General 

licensee. On August 8, 2005, Mr. Evans was awarded a Fellow Membership designation by the American Society 

of Appraisers in full recognition of his outstanding services in the Society and his contribution to the Appraisal 

Profession at large.  Recently (2012) Mr. Evans was awarded a Fellow designation by the Royal Institute of 

Chartered Surveys.  Mr. Evans is re-certified by the State of California until October 28, 2022.  

 

The Appraisal Foundation – Authorized by Congress as the Source of Appraisal Standards and Appraiser Qualifications 

-Officer of the Board of Trustees (secretary) 

-Member of the Board of Trustees  

-Member of the Admissions Committee  

-Liaison between the Board of Trustees and the Sponsoring Organizations 

 

American Society of Appraisers 

 - Past President 2010-2011  

- International President 2009-2010 

- International Senior Vice President 2008-2009  
- International Secretary Treasurer 2007-2008  

- Two Term Region Governor 1996 – 2000 for Northern California and Nevada 

- 1
st
 Real Property Discipline Governor 2002-2007 

- Past Chairman of the Real Property Committee 

- Past Editor of the Real Property Journal 

- Past member of the Constitution and Bylaws Committee 

- Past member of the Nominating and Awards Committee 

- Past State Director of Northern California & Nevada 

- Past Chapter President of Sacramento Chapter (two terms) 

- Past Vice Chair Board of Examiners Professional Education Equivalency Certification;  

             Program commonly known as PEECP 

- Past member of the Budget and Finance Committee  

 

Additional Appraisal Bodies 

- Past Chairman of the California Appraiser Coalition 

- Past President of the California Appraisers Council 

 

Education 

Graduated from California State University, Chico in 1981 with a B.S. Degree in Business Administration. 
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Qualifications of Michael H. Evans, FASA, FRICS 

Page 2 

 

 

Continuing Education 

American Appraisal Institute: 

- Real Estate Appraisal Principals 

- Basic Valuation Procedures 

- Case Studies in Real Estate Valuation 

- Standards of Professional Practice 

- Capitalization Theory & Techniques, Parts A and B 

- Valuation Analysis & Report Writing 

- Understanding Limited Appraisals and Appraisal Reporting Options 

- Valuation of Conservation Easements (Course Instructor) 

 

American Society of Appraisers: 

- BV201: Introduction to Business Valuation  

-Uniform Standards of Professional Appraisal Practice (past course instructor) 

- Real Property Prep Course 

- California State Laws and Regulations (also course instructor) 

- Valuation of Conservation Easements (also course instructor) 

 

 

American Society of Farm Managers and Rural Appraisers: 

- Principles of Rural Appraising 

- Permanent Plantings & Leases 

- Valuation of Conservation Easements 

 

Mr. Evans has also participated in numerous seminars and conferences in addition to those listed above. 

 

Additional Qualifications: 

He has been a guest lecturer and have taught agriculture appraisal at California State University, Chico.  He has 

also qualified as an Expert Witness in Superior Court in condemnation cases, as well as an Expert Witness in 

Butte, Colusa, Fresno, Glenn, Lassen, Los Angles, Tehama, Sacramento, Shasta, Siskiyou, Sutter, Yolo, and 

Yuba County Superior Courts and in Federal Court, Sacramento, CA. 

 

Qualified for and completed appraisal assignments for the following: 

 

Federal   Federal Deposit Insurance Corporation (FDIC) 

Federal Housing Authority (FHA) 

Veterans Administration (VA) 

U.S. Department of Agriculture Rural Development 

U.S. Department of Agriculture - Farm Services 

U.S. Army Corps of Engineers 

Small Business Administration (SBA) 

Farm Services 

U.S. Department of Fish and Wildlife Services 

 

State      California Department of Transportation 

USDA Soil and Conservancy Service 

California Department of Fish and Game 

 

Counties    Butte, Glenn, Tehama, Colusa 
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Qualifications of Michael H. Evans, FASA, FRICS 

Page 3 

 

 

Cities      Cities of Chico, Oroville, Willows, Colusa, Los Molinos 

Sacramento Regional Transit District 

 

School Districts   Willows Unified School District 

Los Molinos Unified School District 

Thermalito Unified School District 

Chico Unified School District 

Hamilton City Unified School District 

A small example of the client list on file is as follows: 

 

Banks     Bank of America,  

Feather River State Bank, Chico, Yuba City, CA 

Golden Valley Bank, Chico, CA 

River Valley Community Bank 

Wells Fargo Bank and their Trust Department, CA 

   Umpqua Bank, Chico, CA 

   Sonoma National Bank, Sacramento, CA 

   Bank of the West, CA 

   Union Bank, Sacramento 

       

Attorneys     John Schwarz, Christiansen & Schwarz, Chico, CA 

Carl B. Leverenz, Attorney at Law, Chico, CA 

B.J.Susich, Boutin JONES Inc. Sacramento, CA  

Erin Guy Castillo, Parish & Small Inc, Stockton, CA 

John W. Schooling, Attorney at Law, Chico, CA 

Jeffrey Meith, Meith, Minasian and Sprunance, Oroville, CA 

Robert Spano, Moss and Enochian, Redding, CA 

Ed Hendren, Attorney at Law, Oroville, CA 

Robert Kutz, Attorney at Law, Chico, CA 

Ray Sandelman, Attorney at Law, Chico, CA 

Robert Harp, Marshall, Burghardt, Meiske and Harp, Chico, CA 

Philip B. Price, Price, Brown and Halsey, Chico, CA 

Michael Moran, Attorney at Law, Chico, CA 

Title/Insurance Companies and Land Trusts 

  

Mid Valley Title Company, Chico, CA 

Safeco Insurance Company, Burlingame, CA 

Bank of America, Chico, CA 

General Motors Corporation, Detroit, MI 

Western Savings and Loan, Phoenix, AZ 

Fidelity National Title, San Jose, CA 

Travelers Insurance Company 

ITT Hartford Insurance Group 

Republic Insurance Company 

State Farm Insurance Companies 

Continental Insurance Company 

Stewart Title Company 

The Nature Conservancy 

 

Appraisals have also been performed for various individual landowners throughout Butte, Glenn, Colusa, Yuba, 

Sutter, Tehama, Shasta, San Diego, Sacramento, El Dorado, Modoc, and Lassen Counties. 



 82 

Qualifications of Michael H. Evans, FASA, FRICS  

Page 4 

 

 

Additional Qualifications 

 

Mike H. Evans has been featured in ASA Professional magazine three times in the past few years: 

            Summer 2006 (Conference coverage) 

            Winter 2006 (Paths to appraisal practice) 

            Winter 2005 (Expert witness) 

 

He is one of the designated spokesperson for the Real Property Committee. He has been called upon for media 

queries, and the stories he has been quoted in have been picked up well. Records show a count of over 60 

newspapers and magazines that have quoted him since April 2006.  

Here are just few Magazines and Topics he has spoken about in the past few years: 

 

 

Magazine Title      Topic 

   

 Money Magazine, NY 09/01/2006  Price this House 

Journal of Accountancy, NJ 09/01/2006 Tips for starting a BV Practice 

The Oakland Press, MI 08/20/2006 Appraisers can help you determine if your stuff is trash 

or treasure 

Washington Post, DC 07/29/2006 Getting it to move  

Newsday, NY 07/28/2006 To Do (ASA lecture) 

Chicago Tribune, IL 07/23/2006 Selling in a Slow Market 

The Jacksonville, FL 07/07/2006   People in Business  

The Daily Reporter, OH 07/05/2006  News Digest 
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REFERENCES 
 

1) American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, 
3rd Edition, (Chicago 1993) page 140 and 171. 

 

2) 1987 National Survey of Buying Power of Metropolitan Areas, Sales and Marketing 
Magazine, pages B-29. 

 

3) The Appraisal of Real Estate, 12th Edition, page 336 
 

4) Uniform Standards of Professional Appraisal Practice (USPAP), 2020-2021 Edition 
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http://www.boe.ca.gov/news/tsalescont05.htm 

www.labormarketinfo.edd.ca.gov/cgi/databrowsing/?PageID=4&SubID=164  

 

 

 

  

 

http://www.boe.ca.gov/news/tsalescont05.htm
http://www.labormarketinfo.edd.ca.gov/cgi/databrowsing/?PageID=4&SubID=164
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ENGAGEMENT LETTER  
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LEGAL DESCRIPTION (As Originally Received) 
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