
Joseph M.R. Covey (7492) (jcovey@parrbrown.com)  
Cynthia D. Love (14703) (clove@parrbrown.com)  
PARR BROWN GEE & LOVELESS, P.C.  
101 South 200 East, Suite 700  
Salt Lake City, Utah 84111  
Telephone: (801) 532-7840  
Facsimile: (801) 532-7750 
 
Attorneys for Jonathan O. Hafen as Receiver  

 
 

IN THE UNITED STATES DISTRICT COURT  
FOR THE DISTRICT OF UTAH, CENTRAL DIVISION 

 
 
 
COMMODITY FUTURES TRADING 
COMMISSION, and 
 
STATE OF UTAH DIVISION OF 
SECURITIES, through Attorney General 
Sean D. Reyes   

 
        Plaintiffs, 

v. 
 
RUST RARE COIN INC., a Utah corporation, 
GAYLEN DEAN RUST, an individual, 
DENISE GUNDERSON RUST, an individual, 
and JOSHUA DANIEL RUST, an individual 
 
        Defendants; 

 
and 
 
ALEESHA RUST FRANKLIN, an individual, 
R LEGACY RACING INC, a Utah 
corporation, R LEGACY ENTERTAINMENT 
LLC, a Utah limited liability company, and R 
LEGACY INVESTMENTS LLC, a Utah 
limited liability company.  
  
        Relief Defendants. 

 
 
 

MOTION FOR HEARING TO 
CONFIRM PRIVATE SALE OF 
PROPERTY RELATED TO 2815 W. 
GORDON AVENUE IN LAYTON, 
UTAH 
 
 
 
 

   Civil No. 2:18-cv-00892-TC 
 

   Judge Tena Campbell 
 
   Magistrate Judge Dustin B. Pead 

Case 2:18-cv-00892-TC-DBP   Document 417   Filed 07/09/21   PageID.8931   Page 1 of 8



 2 

Jonathan O. Hafen, the Court-Appointed Receiver, hereby submits this Motion for Hearing 

to Confirm Private Sale of property related to 2815 W. Gordon Avenue in Layton, Utah (this 

“Motion”).  

INTRODUCTION 

The Receiver is the owner of approximately 7.77 acres of real property located at 2815 W. 

Gordon Avenue, Layton, Utah 84041, also described as Parcel Nos. 12-109-0365 and 12-109-

0366, and four shares of Davis & Weber Counties Canal Company water stock (the “Property”). 

The Receiver has entered into a Real Estate Purchase Contract for the sale of the Property (the 

“Purchase Agreement”) with Symphony Development Corporation (the “Buyers”) for a sale price 

of $1,600,000, subject to Court approval. A copy of the Purchase Agreement and all amendments 

are attached hereto as Exhibit A. The Receiver asks this Court for an order setting a hearing at 

which the Court may consider and confirm the sale. The Receiver has met all of the statutory 

requirements under 28 U.S.C. § 2001 to sell the Property. Specifically, the Receiver has secured 

three independent appraisers to value the Property, the sale price exceeds two-thirds of the 

appraised value, and the Receiver has published notice of the sale at least 10 days in advance of 

the sale’s confirmation.  

MEMORANDUM 

This Court’s November 27, 2018 Order Appointing Receiver and Staying Litigation, Dkt. 

No. 54 (the “Order”), authorizes and directs the Receiver to take control of Defendants’ assets and 

provides: “Upon further Order of this Court, pursuant to such procedures as may be required by 

this Court and additional authority such as 28. U.S.C. § 2001 and 2004, the Receiver will be 

authorized to sell, and transfer clear title to, all real property to the Receivership Estates.” Order, 
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Dkt. No. 54, at 15 ¶ 38. The Order also contemplates that the Receiver would employ professionals 

to assist him in discharging his duties, including financial and business advisers as well as real 

estate agents: 

To engage and employ persons in his discretion to assist him in carrying out 
his duties and responsibilities hereunder, including, but not limited to, 
accountants, attorneys, securities traders, registered representatives, 
financial or business advisers, liquidating agents, real estate agents, forensic 
experts, brokers, traders or auctioneers 

Order, Dkt. No. 54 at 5 ¶ 8(F).  

The Receiver requests that this Court confirm the proposed sale of the Property as required 

by 28 U.S.C. § 2001. Section 2001(b) authorizes a court to order the sale of real property at a 

private sale if the court finds that the sale is in the best interest of the estate after considering the 

evaluation of three court-appointed appraisers (the sale may not be less than two-thirds of the 

appraised value); the terms of the sale are published in a newspaper of general circulation at least 

10 days before confirmation; and notice of the hearing is published to all interested parties. 

(b) After a hearing, of which notice to all interested parties shall be given 
by publication or otherwise as the court directs, the court may order the sale 
of such realty or interest or any part thereof at private sale for cash or other 
consideration and upon such terms and conditions as the court approves, if 
it finds that the best interests of the estate will be conserved thereby. Before 
confirmation of any private sale, the court shall appoint three disinterested 
persons to appraise such property or different groups of three appraisers 
each to appraise properties of different classes or situated in different 
localities. No private sale shall be confirmed at a price less than two-thirds 
of the appraised value. Before confirmation of any private sale, the terms 
thereof shall be published in such newspaper or newspapers of general 
circulation as the court directs at least ten days before confirmation. The 
private sale shall not be confirmed if a bona fide offer is made, under 
conditions prescribed by the court, which guarantees at least a 10 per 
centum increase over the price offered in the private sale. 

 
28 U.S.C. §§ 2001(b). 
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To comply with his duties under the Order and 28 U.S.C. § 2001, the Receiver filed a 

motion seeking this Court’s approval to engage three independent appraisers to value the Property, 

which this Court granted. Dkt. No. 137. These appraisals are attached hereto as Exhibits B, C, and 

D. As reflected in these exhibits, appraiser Chad Rigby of Rigby & Company, valued the Property 

at $2,060,000; Darrin Liddell of Integra Realty Resources, Inc. valued the Property at $1,810,000; 

and Matt Limpert of VanDrimmelen & Associates, Inc. valued the Property at $1,675,000. The 

contemplated sale price of $1,600,000 exceeds two-thirds of the average appraised price of 

$1,848,333.33, thus satisfying the sale price required by 28 U.S.C. § 2001(b).  

Even though the sale price is below the appraised values, the Receiver believes the price 

reflects the Property’s market value because (i) it has been actively marketed by a capable, 

reputable, commercial broker for over two months; (ii) during marketing of the Property, 

significant challenges related to the running of sewer, storm drain and land drain on the Property 

were uncovered and disclosed to potential buyers, and (iii) over a dozen different offers were made 

and the offer presented to the Court is the highest offer that the Receiver believes will actually 

close in light of the aforementioned issues.  

On Friday, June 11, 2021, the Receiver published notice of the sale’s terms (the “Notice”) 

in the Deseret News, a newspaper of general circulation throughout Layton, Utah and Davis 

County generally, which is where the Property is located. Proof of publication and a copy of the 

Notice is attached hereto as Exhibit E. The Notice identifies the Property, lists the sale price, and 

invites any higher or better offers. The Receiver’s real estate broker made contact with those who 

had made offers on the Property to see if any of them were interested in making a high offer, but 

no offers were made.  Ten days have expired since the Receiver first published the Notice, and the 
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Receiver has not received any offer to purchase the Property for an amount at least 10% above the 

sale price.  

Once the Court sets a hearing date, the Receiver will ensure that all interested parties 

receive notice of the hearing by publishing this Motion on the Receiver’s website 

(rustrarecoinreceiver.com) and by emailing the hearing date to all those listed on the Receiver’s 

master mailing matrix.  

The Property appears to be encumbered by deeds of trust and other liens in favor of Bary 

Jones and his entity Jonesco Enterprises, LLC, as well as Central Bank as custodian for the benefit 

of Bary Jones IRA 20825 (together, the “Property Liens”).  The Receiver disputes the validity of 

some or all of the Property Liens.  In order to avoid delaying the closing of the Property, Mr. Jones, 

Central Bank and the Receiver have agreed that the Property will be sold free and clear of the 

Property Liens, with the Property Liens attaching to the sale proceeds in the same amount, priority 

and subject to the same claims and defenses as existed before the closing.  The parties will work 

to consensually resolve any disputes regarding the Property Liens, and will petition the Court for 

assistance in the event issues regarding the Property Liens cannot be resolved consensually.       
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CONCLUSION 

Based on the foregoing, the Receiver believes that he has satisfied all of the requirements 

of 28 U.S.C. § 2001.  Accordingly, the Receiver respectfully requests that the Court set a hearing 

at which the Court will grant this Motion.  A proposed Order is attached hereto.  

DATED this 9th day of July 2021. 

 
PARR BROWN GEE & LOVELESS  

       
          /s/ Joseph M.R. Covey  
       Joseph M.R. Covey  
       101 South 200 East, Suite 700 
       Salt Lake City, UT 84111 
       (801) 532-7840 
       jcovey@parrbrown.com  
       Attorney for Receiver Jonathan O. Hafen 
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CERTIFICATE OF SERVICE 

IT IS HEREBY CERTIFIED that service of the above MOTION FOR HEARING TO 

CONFIRM PRIVATE SALE OF 7.77 ACRES AT 2815 W. GORDON AVENUE IN 

LAYTON, UTAH was (1) electronically filed with the Clerk of the Court through the CM/ECF 

system on July 9th, 2021, which sent notice of the electronic filing to all counsel of record, (2) 

posted on the Receiver’s website (rustrarecoinreceiver.com), and (3) emailed to all those on the 

Receiver’s master mailing matrix.  

Kristen R. Angelos  
UTAH FEDERAL DEFENDER OFFICE  
46 W BROADWAY STE 110  
SALT LAKE CITY, UT 84101  
(801)524-4010  
kris_angelos@fd.org  

Walter F. Bugden 
BUGDEN & ISAACSON LLC 
445 E 200 S STE 150 
SALT LAKE CITY, UT 84111 
(801)467-1700 
wally@bilaw.net 

Jennifer Juniper Chapin 
COMMODITY FUTURES TRADING 
COMMISSION 
4900 MAIN ST STE 500 
KANSAS CITY, MO 64112 
(816)960-7746 
jchapin@cftc.gov 

P. Matthew Cox 
SNOW CHRISTENSEN & MARTINEAU 
10 EXCHANGE PLACE 11TH FL 
PO BOX 45000 
SALT LAKE CITY, UT 84145-5000 
(801)521-9000 
pmc@scmlaw.com 

Andrew G. Deiss 
DEISS LAW PC 
10 W 100 S STE 425 
SALT LAKE CITY, UT 84101 
(801)433-0226 
adeiss@deisslaw.com 

Sean N. Egan 
SOUTH TEMPLE TOWER STE 1505 
136 E SOUTH TEMPLE 
SALT LAKE CITY, UT 84111-1139 
(801)363-5181 
(801)363-5184 (fax) 
seannegan@sneganlaw.com 

Paula Woodland Faerber 
UTAH ATTORNEY GENERALS OFFICE 
160 E 300 S 5TH FLOOR 
SALT LAKE CITY, UT 84114 
(801)366-0248 
pfaerber@agutah.gov 

Jacob L. Fonnesbeck  
SMITH WASHBURN LLP  
8 E BROADWAY STE 320  
SALT LAKE CITY, UT 84111  
(801)584-1800  
jfonnesbeck@smithwashburn.com  

Robert K. Hunt 
UTAH FEDERAL DEFENDER OFFICE  
46 W BROADWAY SUITE 110 
SALT LAKE CITY, UTAH 84101 

Jennifer R. Korb 
UTAH ATTORNEY GENERAL'S OFFICE 
160 E 300 S 5TH FL 
SALT LAKE CITY, UT 84114 
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(801)524-4010 
robert_hunt@fd.org 

(801)366-0310 
jkorb@agutah.gov 

Thomas M. Melton 
UTAH ATTORNEY GENERAL'S OFFICE 
160 E 300 S STE 500 
SALT LAKE CITY, UT 84111 
(801)366-0320 
tmelton@agutah.gov 

Corey Drew Riley 
DEISS LAW PC 
10 W 100 S STE 425 
SALT LAKE CITY, UT 84101 
(801)433-0226 
criley@deisslaw.com 

John Robinson, Jr. 
DEISS LAW PC 
10 W 100 S STE 425 
SALT LAKE CITY, UT 84101 
(801)433-0226 
jrobinson@deisslaw.com 

Thomas L. Simek 
COMMODITY FUTURES TRADING 
COMMISSION 
4900 MAIN ST STE 500 
KANSAS CITY, MO 64112 
(816)960-7760 
tsimek@cftc.gov 

Jessica Stengel  
46 W BROADWAY STE 110  
SALT LAKE CITY, UT 84101  
(801)524-4010  
jessica_stengel@fd.org  

Richard A. Van Wagoner 
SNOW CHRISTENSEN & MARTINEAU 
10 EXCHANGE PLACE 11TH FL 
PO BOX 45000 
SALT LAKE CITY, UT 84145-5000 
(801)521-9000 
rvanwagoner@scmlaw.com 

D. Loren Washburn  
SMITH WASHBURN LLP  
8 E BROADWAY STE 320  
SALT LAKE CITY, UT 84111  
(801)584-1800  
lwashburn@smithwashburn.com  

Steven T. Waterman 
DORSEY & WHITNEY LLP  
111 S MAIN ST 21ST FL  
SALT LAKE CITY, UT 84111-2176  
(801)933-7360  
waterman.steven@dorsey.com 

Brenda E. Weinberg 
DEISS LAW PC 
10 W 100 S STE 425 
SALT LAKE CITY, UT 84101 
(801)933-226 
bweinberg@deisslaw.com 

Robert G. Wing 
UTAH ATTORNEY GENERAL'S OFFICE 
(160-5-140872) 
160 E 300 S 5TH FLOOR 
PO BOX 140872 
SALT LAKE CITY, UT 84114-0872 
(801)599-6891 
rwing@agutah.gov 

 
 

/s/ Joseph M.R. Covey    
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VAN DRIMMELEN & ASSOCIATES, INC. 


774 East 2100 South Salt Lake City, Utah 84106 Phone 801-483-3000 Fax 801 487-0330 


R E A L  E S T A T E A P P R A I S E R S  & C O N S U L T A N T S 


 RESTRICTED APPRAISAL REPORT OF 
±7.43 ACRES OF RESIDENTIAL LAND                                                              


AND                                                                                                                          
A RESIDENTIAL HOME ON ±0.34 ACRE 


LOCATED AT 
2815 WEST GORDON AVENUE 


LAYTON, UTAH 84041 


PREPARED FOR 
PARR BROWN GEE & LOVELESS, P.C. 


ATTN: MS. CLAIR M. MCGUIRE 
ATTORNEY 


101 S. 200 E. #700 
SALT LAKE CITY, UTAH 84111 


PREPARED BY 
MATTHEW LIMPERT, MAI 


CERTIFIED GENERAL APPRAISER 
&  


SHANTELL BROWN 
CERTIFIED GENERAL APPRAISER 


DATE OF VALUATION 
MARCH 4, 2021 


DATE OF THE REPORT 
MARCH 26, 2021
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_______________________________________________________________________________ 


Van Drimmelen & Associates Inc 


March 26, 2021 
 


Parr Brown Gee & Loveless, P.C. 
C/o Ms. Clair M. McGuire 
Attorney 
101 S. 200 E. #700 
Salt Lake City, Utah 84111 
 


Re: A Restricted Appraisal Report of ±7.43 acres of residential land and a residential 
home on ±0.34 acre, located at ±2815 West Gordon Avenue, Layton, Utah 84041 
#15SB0321ML. 
 
Dear Ms. McGuire: 
 


This is a Restricted Appraisal Report which is intended to comply with the reporting 
requirements set forth under Standards 2-2(b) of the Uniform Standards of Professional 
Appraising Practice for a Restricted Appraisal Report.  As such, it presents no discussion of 
the data, reasoning, and analysis that were used in the appraisal process to develop the 
appraiser’s opinion of value.  Supporting documentation concerning the data, reasoning, and 
analyses is retained in the appraiser’s file.  The depth of discussion contained in this report is 
specific to the needs of the client and for the intended use stated below.  The appraisers are 
not responsible for the unauthorized use of this report. 
 
The intended user of this report is warned that the reliability of the value conclusion provided 
may be impacted to the degree that the appraisal is restricted in its scope.   
 


Client:      Parr Brown Gee & Loveless, P.C. 
     C/o Ms. Clair M. McGuire 
     Attorney 


101 S. 200 E. #700 
Salt Lake City, Utah 84111    
       


Appraisers: Matthew Limpert, MAI 
  Certified General Appraiser 
  Shantell Brown, Certified General Appraiser 
  Van Drimmelen & Associates Inc. 
  774 East 2100 South  
  Salt Lake City, Utah 84106 
 


Subject: ±7.43 Acres of Residential Land  
  & Residential Home on ±0.34 Acre  
  2815 West Gordon Avenue, Layton, Utah 84041 
  Parcels 12-109-0365 and 12-109-0366 
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Van Drimmelen & Associates Inc 


Parr Brown Gee & Loveless, P.C. 
March 26, 2021 
Page 2 
 


Purpose of The Appraisal: 
 
Estimate the As Is market value of the defined subject property as of the effective date of 
valuation, March 4, 2021.  The definition of the As Is value as per the Dictionary of Real 
Estate Appraisal (Appraisal Institute - fifth edition, 2010) is included below.   
 


 DEFINITION OF VALUE “AS IS” 


 
The value of specific ownership rights to an identified parcel of real estate as of the effective date of the appraisal; relates to 
what physically exists and is legally permissible and excludes all assumptions concerning hypothetical market conditions or 
possible rezoning.  
 


Interest Valued: 
 
The value shown in this report is based on the property’s fee simple interest. 
 


Highest & Best Use: 
 
The highest and best use of the property as though vacant is for low-density residential 
development.  The highest and best use is to subdivide the northeastern home on a minimal 
lot size of ±0.34 acre or ±15,000 square feet and to raze the northwestern single-family 
residence and other out agriculture outbuildings to leave the remaining ±7.43 acres to be 
developed with a single-family residential subdivision. 
 


Intended Use: 
 
It is the intent of the client to use the value stated in this report for internal purposes.  This 
report is for use of the client only, and not intended to be shared or otherwise distributed to 
other parties. 


 


Definition of Market Value: 
 


 The market value of the property rights appraised is defined as follows: 
 


The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a 
sale as of a specified date and the passing of title from the seller to buyer under conditions whereby: 
A. buyer and seller are typically motivated; 
B. both parties are well informed or well advised, and  acting in what they consider their own best interest; 
C. a reasonable time is allowed for exposure in the open market; 
D. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 
thereto; and  
E. the price represents the normal consideration for the property sold, unaffected by special or creative 


financing or sales concessions granted by anyone associated with the sale.1 


                                                 
1  Definition of "Market" Value - "Market Value" as defined in the Rules and Regulations, Federal Register, Vol. 
55, No. 165, page 34696, as of Friday, August 24, 1990, Rules and Regulations, 12 CFR Part 34.42(f). 
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Van Drimmelen & Associates Inc 


Parr Brown Gee & Loveless, P.C. 
March 26, 2021 
Page 3 


 


Effective Date of Value: 
 
The date of inspection is March 4, 2021.  The effective date of valuation is March 4, 2021.  
The date of the report is March 26, 2021. 


 


Scope Of Work/Appraisal Development & Reporting Process: 
 
The scope of this assignment included an inspection of the site and surrounding 
neighborhood; research and investigation of current market conditions relative to the property 
type being valued as well as the market sector within which the property is identified; 
interviews with brokers, appraisers, property respresentatives, and managers as well as 
relevant public agencies or governing bodies; and collection, verification, and analysis of 
comparable sales. In preparing this appraisal, the appraisers inspected the subject property.  
Actual data pertaining to the property was obtained. Information regarding the subject’s 
neighborhood or similar competitive neighborhoods on sales were gathered. The Sales 
Comparison Approach was utilized in estimating the market value. In the Sales Comparison 
Approach, properties similar to the subject that have sold are analyzed and adjusted to the 
subject for any significant differences that may have had an effect upon value.  This method 
is based on the principle of substitution, which states that an informed purchaser will pay no 
more for a property than it would cost to purchase a similar property with comparable 
characteristics and utility. Comparable sales were located, analyzed, and compared to the 
subject property. 
 
The exposure and marketing times were finally analyzed to determine an appropriate 
exposure and marketing period for the subject based on the concluded values.  Utah is a 
nondisclosure state in that sale prices are not reported to the governing agency when 
recorded.  When possible, comparable data used in this report was confirmed with either the 
buyer, the seller, the broker, or other persons with first hand knowledge of the transaction.   
 
 


Description of Subject Property: 


 
The subject property consists of two parcels of land, Davis County parcels 12-109-0365, 12-
109-0366, which together totals 7.77 acres.  The subject is located at ±2815 West Gordon 
Avenue, Layton, Utah 84041.  The site has +/-347 feet of frontage on Gordon Avenue.   
 


 
The subject is improved with two single-family homes, livestock improvements including silo 
horse/ranching corrals, loafing shed, etc. The highest and best use of the property as though 
vacant is for low-density residential development.  The highest and best use of the property 
as though vacant is for low-density residential development.  The highest and best use is to 
subdivide the northeastern home on a minimal lot size of ±0.34 acre or ±15,000 square feet 
and to raze the northwestern single-family residence and other out agriculture outbuildings to 
leave the remaining ±7.43 acres to be developed with a single-family residential subdivision. 
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Van Drimmelen & Associates Inc 


Parr Brown Gee & Loveless, P.C. 
March 26, 2021 
Page 4 


According to Davis County records, the northwestern home consists of ±2,690 square feet 
above grade and a basement also consisting of ±1,410 square feet. The basement is 
approximately 95% finished. The home was built in 1999.  The home is assumed to be in 
average condition with average finishes. The home is well landscaped with mature trees, 
grass lawn, and various planters, etc.  The site has packed gravel road base. 


The general land description is below.  Reportedly, the property has sewer easement issues 
in regards to residential development. Review of a title report is recommended.   


General Site Data 


Land Area 
County Parcel No.      
Street Orientation 
Access 
Shape 
Frontage 
Topography 
Drainage 
Soil 


Wetland Areas 


Water Rights/Shares 


Street Improvements 


Traffic Counts 


±7.43 acres (after subdividing off northeastern SFR) 
12-109-0365, 12-109-0366
Interior
Gordon Avenue
Mostly rectangular
+/-347 feet of frontage on Gordon Avenue
Mostly level
Natural drainage is westerly.
Soil studies have not been made available to the appraiser.  Soil 
stability is assumed adequate for slab on grade construction. 
Review of a geo-technical investigation prepared by a qualified 
engineer/firm is recommended.


A GIS aerial overlay and wetland study indicating the existence of 
wetlands was not provided.  There is no evidence of wetland 
areas contained within the subject site. Review of a wetlands 
investigation by a qualified firm is recommended. 


4 Water Shares in Davis Weber 


Gordon Avenue is a two-lane (one lane per direction of travel) 
asphalt-paved roadway further improved with curb, gutter and 
sidewalk.  


8,111 cars per day on Gordon Avenue as per UDOT 2019. 
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Van Drimmelen & Associates Inc 


Parr Brown Gee & Loveless, P.C. 
March 26, 2021 
Page 5 
 
  Utilities All utilities are provided to the site and subject area as follows:  
 
 Culinary Water: Municipal 
 Sanitary Sewer: Municipal  
 Natural Gas: Dominion Energy  
 Electrical Power: Rocky Mountain Power 
 Telephone: Century Link  
 
Easements, Restrictions 
and Encroachments No title policy was provided in conjunction with this report.  It is 


assumed that typical public utility easements (P.U.E.'s), drainage, 
and public street easements exist along one or more of the site's 
borders, and/or traverse portions of the site. No unusual 
easements, restrictions, and/or encroachments are indicated in 
the respective legal description for the subject parcel.  No unusual 
encumbrances were noted during inspection. The plat map does 
not identify any unusual easements and/or rights-of-way 
traversing the site.   It is assumed that typical public utility, street, 
and drainage easements and/or any other undisclosed 
easements and/or rights-of-way would not adversely impact the 
development potential of the subject site. 


 
Special Hazards 
 
 Flood Zone: Community Panel #49011C0210E, June 18, 2007.  The subject is 


situated in a zone X non-flood zone area.  The site had no 
evidence of a propensity towards flooding. 


 
 Environmental: There is no evidence of any environmental problems associated 


with the subject.  Neither the client nor the property owner has 
provided a copy of a Phase I Environmental Site Assessment.  It 
is assumed that no environmental contamination exists on the 
subject premises.  If environmental hazards were to be found on 
site, the final value estimate would need to be reconsidered.  
Review of a complete Phase I environmental assessment specific 
to the subject property, performed by a qualified engineer/firm is 
recommended.  


 
 
 
 
 
 


Case 2:18-cv-00892-TC-DBP   Document 417-3   Filed 07/09/21   PageID.9035   Page 7 of 36







_______________________________________________________________________________ 


Van Drimmelen & Associates Inc 
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Zoning The subject is zoned R-S (Residential Suburban) & A (Agriculture) 


under the jurisdiction of Layton City. The area is open to most 
uses, with the most probable being low-density residential 
development or agricultural uses. According to Layton City 
Planning and Zoning, it is likely for the subject to be entirely 
rezoned to R-S (Residential Suburban) “The "R-S" zoning district 
is intended to provide area for very low density, suburban-type 
uses. It may, provided adequate lot area exists, include farm 
animals.”  


 According to planning and zoning the minimum lot size is 
15,000 SF; 


 The density of the lot averaged subdivision in the "R-S" zoning 
district shall not exceed 2.2 units per acre;  


 In no case shall any lot contain less than 10,000 square feet of 
land area; 


 


Zoning Conclusion Given the location of the property, the most likely use is that of 
residential subdivision or agricultural uses. The highest and best 
use of the property as though vacant is for low-density residential 
development.  The highest and best use is to subdivide the 
northeastern home off on a minimal lot size of ±0.34 acre or 
±15,000 square feet and to raze the northwestern single-family 
residence and other out agriculture outbuildings to leave the 
remaining ±7.43 acres to be developed with a single-family 
residential subdivision. 
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Taxes & Assessment Data 
 
For taxation purposes, the appraised property is under the jurisdiction of Davis County.  The 
following is the most recent tax data.  
 


12-109-0365 $964,648 ($746,385) $218,263 0.01255 $2,740.29 $0.00 $2,740.29 


12-109-0366 $246,594 ($244,920) $1,674 0.01256 $21.02 $0.00 $21.02 


Total $1,211,242 ($991,305) $219,937 - $2,761.31 $0.00 $2,761.31 


2020 Assessment and Tax Information
Total Taxes


Tax rate*
Ad Valorem 


Tax1 Total Tax
Special 


Assessments2


Source: Davis County - Applicable for Tax Year 2020


Parcel Taxable ValueTotal


1Applies to real estate only. Taxes on personal property, improvement f ixtures, etc., if any are excluded.


Exemptions


2Special assessments include bond payments and/or other taxes that do not vary according to assessed value.


 
The taxes are reported to be paid and are current. The assessed value differs than the concluded market value 
as indicated herein.  The assessor’s estimate is based on mass appraisal techniques and does not necessary 
represent market value.  The assessed value is given no weight herein.    
 


History of The Subject Property: 
 


Fee title ownership of the subject property is presently vested in the name of Rust Layton 
Property, LLC. The property is presently under receivership and is one of several assets that 
are currently being liquidated as part of an ongoing lawsuit involving the current owner of 
record. The property has been under the same ownership for many years. As part of the 
lawsuit, the subject is reportedly in the process of being listed for sale on the open market.  
Mr. Dan Nelson with Highland Commercial Real Estate is the listing broker.   
 
We are not aware of any other sales, pending sales, listings, and/or offers on the property 
that is the subject of this report within the past three years. 


 


Case 2:18-cv-00892-TC-DBP   Document 417-3   Filed 07/09/21   PageID.9037   Page 9 of 36







_______________________________________________________________________________ 


Van Drimmelen & Associates Inc 


Parr Brown Gee & Loveless, P.C. 
March 26, 2021 
Page 8 
 


Valuation of ±7.43 Acres of Residential Land  
 


Sales Comparison Approach (7.43 Acres): 


 
As this is a restricted appraisal report, only limited detail is included in this report.  Supporting 
documentation is retained in the file. The highest and best use is for the ±7.43 acres is for 
single-family residential development. The following table is of the comparable land sales 
used in this report.   
 


ID Subject 1 2 3 4 5


Address
2815 W. Gordon 


Avenue 
2228 S. 1600 W. 2000 W. Parkview Dr. 2379 W. 3300 S. 1400 W. Gentile St. 1628 W. 2100 S.


City/Utah Layton Syracuse Syracuse West Haven Layton West Haven 


Parcel No. 12-109-0365, 0366 12-396-0002 12-103-0104 08-028-0027 10-065-0033, 0078 15-069-0031, 0005


Land Size (Ac) 7.43 3.89 11.01 3.58 4.70 11.85


Land Size (Sq.Ft.) 323,651 169,448 479,596 155,945 204,732 516,186


Shape Mostly Rectangular Irregular Rectangular Mostly Rectangular Irregular Irregular/Long Narrow 


Frontage/Access Gordon Avenue 1660 West 2000 West 3300 South Gentile Street Wilson Lane 


Street Orientation Interior Interior Corner Interior Interior Interior


Topography Mostly Level Mostly Level Mostly Level Mostly Level Mostly Level Mostly Level


Public Utilities All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby 


Water Shares Yes No Yes Yes No Yes 


Zoning R-S & Agriculture R-2 RPC Agriculture R-S C-2


Units/Acre 2.2 Units Per Acre 2.6 Units Per Acre 5 Units Per Acre 1 Unit Per Acre 2.2 Units Per Acre 13 Units Per Acre


Date of Sale N/A January-20 December-19 July-19 March-18 January-18


Seller N/A 
LDS Church & 


Syracuse City 
Woodside Homes Edward Peters 


BMR Enterprises, 


LLC
T&T Holding, LLC 


Buyer N/A 
Visionary Homes 


2020, LLC 


Davis County School 


District 


West Garden 


Partners 


River Valley 


Development, LLC 


Haven Cove 


Townhomes 


List Price N/A $441,000 N/A N/A N/A N/A 


Sales Price N/A $441,000 $2,075,000 $790,000 $788,580 $1,800,000


Price/SF N/A $2.60 $4.33 $5.07 $3.85 $3.49 


Price/Acre N/A $113,368 $188,465 $220,670 $167,783 $151,899 


Verification N/A 
MLS#1606638 / 


Patrick Juhlin, Agent 


Appraiser File 


338EV321


Buyer/Appraiser File 


04SB0121ML


Appraiser File 


80ML0519


Appraiser File 


04SB0121ML


SUMMARY OF COMPARABLE SALES - BEFORE ADJUSTMENTS


 
 
Each of the sales are a good indicator of value for the subject property. Adjustments made 
were primarily for market conditions, location, size, water, lot orientation/frontage, zoning, 
etc. The overall adjusted average value indication for the subject is bracketed by the 
comparable sales, before and after adjustment.  The sales used in the analysis were of 
varying comparability.  The adjusted value range is $112,767 to $215,485 per acre.  The 
adjusted mean is $176,045 per acre and the adjusted median is $186,642 per acre. The 
average of the four least adjusted sales is given the most weight or $159,367 per acre. The 
concluded value is as follows:  


 
Land Value via the Sales Comparison Approach  
 


Subject Land --  7.43 Acres @ $160,000 Per Acre  =  $1,188,800 


 Total Rounded =         $1,190,000 
 
*Note-land valuation excludes 0.34 acres, which will be attributed to the home. 
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Valuation of SFR on ±0.34 acre 
 


Sales Comparison Approach (Improved Dwelling): 


 
The home minimum legally permitted lot size is 0.34 acre or 15,000 SF and therefore is 
valued below.  The following grid is a summary of the comparable home sales utilized in the 
appraisal report. 
  


ID Subject 1 2 3 4


Address
2815 W. Gordon 


Avenue


432 N. Stallion 


Circle 
2323 S. 550 W. 2460 S. Bluff Ridge 2474 W. 1325 N.


City/Utah Layton Layton Syracuse Syracuse Layton 


Home Style 2-Story Rambler/Ranch 2-Story Rambler/Ranch Split Entry/Bi Level 


Building Size (SF) 


Above Grade
2,690 2,200 2,821 2,400 2,972


Basement 1,410 2,254 1,466 2,400 1,418


% Finished 


Basement
95% 95% 90% 33% 10%


Year Built 1999 2004 1999 1996 1999


Attached Garage None 3-Car 3-Car 2-Car 2-Car


Condition Average Avg/Good Good Avg/Good Average


Quality Average Avg/Good Good Avg/Good Average


Other/Amenities 
Deck & Covered 


Porch 


Deck & Covered 


Porch 


Cement Patio & 


Covered Porch 


Covered Deck, 


Covered Porch & 


Shed 


Deck & Covered 


Porch 


Land Size (Acres) 0.34 0.36 0.30 0.28 0.30


Rights Transferred Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple


Date of Sale N/A January-21 August-20 July-20 June-20


Sales Price N/A $640,000 $530,000 $466,000 $395,000


Verification N/A 


MLS#1718182, 


Shelley Francis, 


Agent 


MLS#1682751 


Chrstina Lovell, 


Agent 


MLS#1677153 John 


Armstrong, Agent 


MLS#1674042     


Lori Lee, Agent 


SUMMARY OF COMPARABLE SALES - BEFORE ADJUSTMENTS


 
 
The range of value indicated by the sales data before adjustments is $395,000 to $640,000 
per home.  After adjustments, the sales data ranges from $445,063 to $531,464. The 
adjusted mean is $483,927 and the adjusted median is $479,590.  After reviewing the sales 
and making appropriate adjustments, the value is concluded at $485,000. (Please see the 
adjustment grid in the addendum)   
 


SFR Value via the Sales Comparison Approach  
 


Subject SFR on 0.34 Acre    =  $485,000 


 Total Rounded =         $485,000 
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Final Reconciliation of the Sales Comparison Approach  
 


Concluded Market Value Via the Sales Comparison Approach 


 
7.43 Acre / Land Value:     $1,190,000 
 


SFR on 0.34 Acre:     $485,000 
 


Total    $1,675,000 
 
 
The value given is subject to the assumptions and limiting conditions stated in the addendum  
of this document. The sales comparison approach was utilized to value the subject property. 
Based on our investigation and analysis, we are of the opinion that the “As Is” market value 
of the fee simple interest of the subject property, was as of March 4, 2021:  
 


Value $1,675,000 (Rounded) 
 
 


Estimated Exposure/Marketing Time: Approximately 6 to 12 months. 
 
Respectfully submitted, 
 


 
Matthew Limpert, MAI 


Utah State Certified General Appraiser 
License No. 5489702-CG00, Expires 1-31-23 


 


 
 Shantell Brown  


Utah State Licensed Appraiser 
License No.10730791-CG00, Expires 10-31-22 


  
Enc. 
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Certification 


 
Re: A Restricted Appraisal Report of ±7.43 acres of residential land and a residential 


home on ±0.34 acre, located at ±2815 West Gordon Avenue, Layton, Utah 
84041 #15SB0321ML 


 
We certify that to the best of our knowledge and belief: 
1. The statements of fact contained in this report are true and correct. 
2. The reported analysis, opinions and conclusions are limited only by the reported assumptions and limiting conditions and are 


our personal, impartial, and unbiased professional analyses, opinions and conclusions. 
3. We have no present or prospective interest in the property appraised that is the subject of this report, and no personal 


interest with respect to the parties involved. 
4. We have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 
5. Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 
6. Our compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 


value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 


7. The reported analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the 
requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, 
which include the Uniform Standards of Professional Appraisal Practice (USPAP). 


8. The Appraisal Assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 
9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized 


representatives. 
10. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 
11. Shantell Brown  and Matthew Limpert made a personal inspection of the property that is the subject of this report.  
12. No other person provided significant real property appraisal assistance to the persons signing this certification. 
13. We have complied with the Appraisal Standards of USPAP and the Appraisal Institute in conducting the research and 


analysis, and in formulating the value conclusion(s) contained in this report. 
14. The Ethics Rule of the Uniform Standards shall be enforced solely by enforcement of the Code of Professional Ethics under 


the existing enforcement procedures of the Appraisal Institute. 
15. As of the date of this report, we are both licensed by the State of Utah, Department of Commerce, Division of Real Estate.  


Under the state’s licensing regulations, Matthew Limpert is Certified General Appraiser and Shantell Brown is a Certified 
General Appraiser and our licenses have not been revoked, suspended, canceled, or restricted. 


16. The undersigned hereby acknowledge that we have the appropriate education and experience to complete the assignment 
in a competent manner.  The reader is referred to the appraiser’s statement of qualifications found in the addendum of this 
report. 


17. We have performed no other services as an appraiser, or in any other capacity, regarding the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this assignment. 


18. As of the date of this report, I Matthew Limpert, MAI have completed the continuing education program for Designated 
members of the Appraisal Institute. 


 


March 26, 2021 
Date Signed  


 
Matthew Limpert, MAI 


Utah State Certified General Appraiser 
License No. 5489702-CG00, Expires 1-31-23 


 


 
 Shantell Brown  


Utah State Licensed Appraiser 
License No.10730791-CG00, Expires 10-31-22 
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Aerial Map 
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Subject Photographs 
 


  
Res. Land & Northwestern SFR  Res. Land & Agriculture Outbuildings 


  
Res. Land & Agriculture Outbuildings Res. Land & Agriculture Outbuildings 


  
Res. Land & Agriculture Outbuildings Res. Land & Agriculture Outbuildings 
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Res. Land Looking South  Res. Land Looking North  


  
Northeastern SFR Northeastern SFR 


  
Northeastern SFR / Interior  Northeastern SFR / Interior 
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Northeastern SFR / Interior Northeastern SFR / Interior 


  
Northeastern SFR / Interior Northeastern SFR / Interior 


  
Street: Gordon Avenue Looking West  Street: Gordon Avenue Looking East  
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Comparable Land Adjustment Grid 
 


Subject Location


Size (Acres) 7.43


Subject 1 2 3 4 5


Sales Price $441,000 $2,075,000 $790,000 $788,580 $1,800,000


Adjustments


Property Rights $0 $0 $0 $0 $0


Adjusted Price $441,000 $2,075,000 $790,000 $788,580 $1,800,000


Financing Terms $0 $0 $0 $0 $0


Condition of Sale $0 $0 $0 $0 $0


Expenditure After Purchase $0 $0 $0 $0 $0


Adjusted Price $441,000 $2,075,000 $790,000 $788,580 $1,800,000


Date of Sale Jan-20 Dec-19 Jul-19 Mar-18 Jan-18


Market Conditions 2% 3% 5% 8% 8%


Adjusted Price $447,615 $2,137,250 $829,500 $851,666 $1,944,000


Unit of Comparison


  Price/Acre $115,068 $194,119 $231,704 $181,206 $164,051


A cres 7.43 3.89 11.01 3.58 4.70 11.85


Physical Characteristics


     Location 0% 0% 0% 0% 0%


     Size (acres) -10% 10% -10% -5% 12%


7.43 3.89 11.01 3.58 4.70 11.85


     Configuration/Shape 3% 0% 0% 3% 5%


M ostly Rectangular Irregular Rectangular M ostly Rectangular Irregular 
Irregular/Long 


Narrow 


     Street Orientation 0% -3% 0% 0% 0%


Interior Interior Corner Interior Interior Interior


     Topography 0% 0% 0% 0% 0%


M ostly Level M ostly Level M ostly Level M ostly Level M ostly Level M ostly Level


     Public Utilities 0% 0% 0% 0% 0%
All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby All Utilities Nearby 


     Water Rights/Shares* 5% 0% 0% 5% 0%


Yes No Yes Yes No Yes 


     Zoning/Density 0% -5% 3% 0% -15%


R-S & Agriculture R-2 RPC Agriculture R-S C-2


    Other 0% 0% 0% 0% 0%


Adjusted Price Per Acre $112,766.76 $198,001.36 $215,484.64 $186,641.79 $167,331.65


Total % Change -2% 2% -7% 3% 2%


Gross % Change 18.0% 18.0% 13.0% 13.0% 32.0%


Low High Median Mean


Adjusted Value Range $112,767 $215,485 $186,642 $176,045


Concluded Value $160,000


Summary of Adjusted Values


Land Adjustment Grid
2815 West Gordon Avenue, Layton, Utah 


COMPARABLES SALES
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Comparable Land Sales Map 
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Comparable SFR Adjustment Grid 
 


Subject Location


Size (SF) 2,690 (Above Grade) 


Subject 1 2 3 4


Sales Price $640,000 $530,000 $466,000 $395,000


Adjustments $0 ($6,000) ($6,000) $0


Property Rights $0 $0 $0 $0


Adjusted Price $640,000 $524,000 $460,000 $395,000


Financing Terms $0 $0 $0 $0


Condition of Sale $0 $0 $0 $0


Buyer Expenditures $0 $0 $0 $0


Adjusted Price $640,000 $524,000 $460,000 $395,000


Date of Sale Jan-21 Aug-20 Jul-20 Jun-20


Market Conditions 1% 4% 5% 6%


Adjusted Price $640,000 $524,000 $460,000 $395,000


Unit of Comparison


  Price/Home $640,000 $524,000 $460,000 $395,000


Physical Characteristics


     Location 0% 3% 3% 0%


     Size 4% -1% 2% -2%


Square F eet  A bo ve Grade 2,690 2,200 2,821 2,400 2,972


     Age/Condition -5% -5% 0% 0%


Years 1999 2004 1999 1996 1999


C o ndit io n Average Avg/Good Good Avg/Good Average


     Home Style -5% 0% -5% 10%


C lass 2-Story Rambler/Ranch 2-Story Rambler/Ranch Split Entry/B i Level 


     Land Size -2% 4% 6% 4%


A cres 0.34 0.36 0.30 0.28 0.30


     Basement -3% 0% -2% 5%


Square F eet 1,410 2,254 1,466 2,400 1,418


% F inished 95% 95% 90% 33% 10%


      Garage -6% -6% -4% -4%


A ttached Garage None 3-Car 3-Car 2-Car 2-Car


     Other/Amenities 0% 0% 0% 0%


Deck & Covered 


Porch 


Deck & Covered 


Porch 


Cement Patio  & 


Covered Porch 


Covered Deck, 


Covered Porch & Shed 


Deck & Covered 


Porch 


Adjusted Price $531,464 $497,379 $461,802 $445,063


Total % Change -17% -6% -1% 13%


Low High Median Mean


Adjusted Value Range $445,063 $531,464 $479,590 $483,927


Concluded Value $485,000


Single-Family Home Building Sales Adjustment Grid
2815 West Gordon Avenue, Layton, Utah 


Summary of Adjusted Values


COMPARABLES SALES
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Comparable SFR Sales Map  
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Plat Map 
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Zoning Map 
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Flood Map 
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Legal Descriptions 
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Assumptions And Limiting Conditions 


 
This appraisal report has been made with the following general assumptions: 
 
 No responsibility is assumed for the legal description or for matters included in legal or 


title considerations.  Title to the property is assumed to be good and marketable unless 
otherwise stated in the report. 


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


otherwise stated in report. 
 
 Responsible ownership and competent property management are assumed.   
 
 The information furnished by others is believed to be reliable.  However, no warranty is 


given for its accuracy. 
 
 All engineering is assumed to be correct.  The plot plans and illustrative material in this 


report are included only to assist the reader in visualizing the property. 
 
 It is assumed that there are no hidden or unapparent conditions of the property, subsoil, 


or structures that render it more or less valuable.  No responsibility is assumed for such 
conditions or arranging for engineering studies that may be required to discover them. 


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


environmental regulations and laws unless noncompliance is stated, defined and 
considered in the appraisal report. 


 
 It is assumed that all applicable zoning and use regulations and restrictions have been 


complied with, unless a nonconformity has been stated, defined and considered in the 
appraisal report. 


 
 It is assumed that all required licenses, certificates of occupancy, consents, or other 


legislative or administrative authority from any local, state, or national government, or 
from any private entity or organization, has been or can be obtained or renewed for any 
use on which the value estimate contained in this report is based. 


 
 It is assumed that the utilization of the land and improvements is within the boundaries 


or property lines of the property described and that there is no encroachment or 
trespass unless noted in the report. 
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Assumptions and Limiting Conditions (cont’d) 
 


This appraisal report has also been made with the following general limiting conditions: 
 
 The distribution, if any, of the total valuation in this report between land and improvements 


applies only under the stated program of utilization.  The separated allocations for land and 
buildings must not be used in conjunction with any other appraisal and are invalid if so used. 


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


not be used for any purpose by any person other than the party to whom it is addressed without 
the written consent of the appraiser, and in any event, only with property written qualification and 
only in its entirety. 


 
 The appraisers herein by reason of this appraisal are not required to give further consultation, 


testimony, or be in attendance in court with reference to the property in question unless 
arrangements have been previously made. 


 
 Neither all nor any part of the contents of this report (especially any conclusions as to value, the 


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


 
 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 appraisers.  The appraisers have no 
knowledge of the existence of such materials on or in the property.  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 estimate is predicated on the assumption that 
there is not 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. 


 


Specific & Hypothetical  
Assumptions And Limiting Conditions 


 
 This report, being a restricted use report, is for use of the client only, and not intended to be 


shared or otherwise distributed to other parties.  This reported is not a self-contained or summary 
appraisal report based upon multiple appraisal approaches.  If a self-contained or summary report 
was performed, the value shown may need to be modified. 
 


 An extraordinary assumption is made that the information received from the listing agent, client 
and government officials concerning the specifications and conditions of improvements, history of 
the property, and all other pertinent information received and that has been relied on within the 
report is true and correct.  


 


 The SFR was only inspected via drive by inspection. The interior is assumed to be in more or less 
average condition. Furthermore, an extraordinary assumption is made that all mechanical 
systems are in good working order and that there are no structural, electrical, or mechanical 
problems with the SFR. The conclusions set forth herein are based on these assumptions being 
correct. 
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 The highest and best use is to subdivide the northeastern home off on a minimal lot size of ±0.34 
acre or ±15,000 square feet and to raze the northwestern single-family residence and other out 
agriculture outbuildings to leave the remaining ±7.43 acres to be developed with a single-family 
residential subdivision. As no subdivision has occurred as of the effective date of valuation, a 
hypothetical condition is made herein that the SFR has been subdivided. 


 


 
 


*Image is hypothetical and for reference only 
 


SFR on 0.34 Acre - Outlined in Green 
Remaining ±7.43 acres - Outlined in Blue 
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COVID-19 Statement and Disclosure: 
There is current uncertainty in the market with the pathogen COVID-19, known as 
Coronavirus.  It is unclear as of the date of this appraisal how COVID-19 will affect the real 
estate market.  This is a relatively new event as of the date of this appraisal that has resulted 
in a disruption in the global economy and supply chains, restrictions in travel and social 
events and stock market volatility.  It is unclear how long the virus will impact the economy.  
Varying opinions exist.  Investors, lenders, real estate professionals and market participants 
have been interviewed as the COVID-19 has progressed and social events and travel 
restrictions have occurred during the course of this assignment, as well as multiple articles 
reviewed.  At this point, it is common belief that the Coronavirus will have a slowing effect on 
real estate activity, but timing and duration is uncertain at this time.  Net operating income 
could destabilize if conditions worsen.  Lowering interest rates may help offset some of the 
negative downturn.  The appraisal analysis and conclusions herein are based on current data 
as available as of the date of the report.  Impacts of COVID-19 on the real estate market are 
highly subjective with limited supportable market data as of the date of this report.  The 
indicated market values as stated herein are based on current market conditions and 
available data as of the appraisal report date.  The appraiser cannot be held responsible for 
unforeseeable COVID-19 events and restrictions that alter market conditions subsequent to 
the appraisal report date.  If economic conditions weaken or decline any values shown in this 
report would likely decrease and/or additional analysis would be necessary.    
 


COVID-19 / Subject Property 
The residential market is still showing strong demand. It is noted that the overall impact of 
the pandemic is lesser or minimal for the subject property type. While the residential market 
will likely not be as impacted by COVID-19 compared to other product types, there will most 
definitely be some negative effects. According to Kem C. Gardner June 2020 Economic 
Summary, Utah’s unemployment rate was 8.5% in May 2020 considerably higher than May 
2019 rate of 2.7%. Though the increase in unemployment, Utah’s per capita person income 
grew 4.2% to reach $48,395 in 2019. The Census Bureau estimates that Utah’s population 
increased by 52,408 persons from July 2018 to July 2019, with a total population rising to 
3,205,958. This is a year-over-year growth rate of 1.7%, the fourth highest in the nation. For 
the residential market, demand is and has been increasing during the pandemic and 
reopening stages. As mortgage rates remain historically low in return gives buyer more 
power and improves housing affordability. The 30-year fixed rate mortgage averaged 3.13% 
for the week ending June 18, 2020. This was an 11% decrease from the week ending May 
21, 2020. With Utah’s strong economy, increase in population, housing demand and the 
increasing cost to build a new homes. Prices and values have been increasing. According to 
the Federal Housing Finance Agency, Utah’s house prices were up 2.62% in the first quarter 
of 2020 from the fourth quarter of 2019. At the end of first quarter 2020, Utah ranked the 
second lowest with 0.27% of all loans in foreclosure. Considering the above, COVID-19 
minimally effects the subject market. 
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Qualifications of Appraiser 
Matthew J Limpert, MAI  
E-Mail Address: matt@valueutah.com 


 


EDUCATION BACKGROUND AND TRAINING: 
BS Degree, Finance    University of Utah, 1995 
Appraisal Principles  Appraisal Institute, 1995 
Basic Valuation Procedures  Appraisal Institute, 1995 
Uniform Standards of Professional    Appraisal Institute, 1995 
Appraisal Practice (USPAP), Part A 
Advanced Income Capitalization-510 Appraisal Institute, 1997 
Highest & Best Use-520  Appraisal Institute, 1998 
Advanced Sales & Cost-530  Appraisal Institute, 1998 
Advanced Applications -550  Appraisal Institute, 2002 
USPAP, 410 Part A  Appraisal Institute, 2002 
Report Writing, AI 540 Appraisal Institute, 2003 
USPAP, 400 Appraisal Institute, 2004 
Financial Feasibility Appraisal Institute, 2006 
Summer Real Estate Symposium 2006 
USPAP, 400 Appraisal Institute, 2006 
Appraising from Blueprints  Appraisal Institute, 2007 
USPAP, 400 Appraisal Institute, 2009  
Business Ethics Appraisal Institute, 2009  
Appraising Nursing Homes Appraisal Institute, 2009  
St George Symposium Appraisal Institute, 2010 
Appraisal Curriculum Overview    Appraisal Institute, 2010 
USPAP Update Appraisal Institute, 2011 
General Demonstration Report Writing Appraisal Institute, 2012 
USPAP Update Appraisal Institute, 2013 
Subdivision Valuation Appraisal Institute, 2013 
Analyzing Operating Statements Appraisal Institute, 2013 
USPAP Update Appraisal Institute, 2014 
Appraising Motels Appraisal Institute, 2014 
Appraising Assisted Living Facilities McKissock, 2015 
Nuts & Bolts of Green Buildings McKissock, 2015 
USPAP Update McKissock, 2016 
Appraising Motels McKissock, 2017 
Appraising Storage Units McKissock, 2017 
Appraiser Owner Occupied Commercial Buildings McKissock, 2017 
Supervisor / Mentor Class Appraisal Institute, 2018 
USPAP Update Appraisal Institute, 2018 
Subdivision Analysis Appraisal Institute, 2018 
Data Verification Appraisal Institute, 2018 
Supporting Your Adjustments McKissock, 2019 
USPAP Update Appraisal Institute, 2020 
Appraising Convenience Stores Appraisal Institute, 2021 
Fundamentals Of Standards For Federal Land Acquisition Appraisal Institute, 2020 
 


PROFESSIONAL EXPERIENCE: 
 


Associate Appraiser Van Drimmelen & Associates, Inc., 
August 1995 to Present 


 


PROFESSIONAL AFFILIATIONS: 
 


Appraisal Institute Member-MAI, Utah Chapter 
Utah State Certified General Appraiser License #5489702-CG00.  Expires 01-31-23 
 


CLIENTS – PARTIAL LIST* 
America First Credit Union Meadows Bank Layton City 
American Investment Financial Farmington City SLI Investment 
Bank of Utah First Bank of Utah South Salt Lake 
Cache Valley Bank First National Bank State of Utah Trust Lands 
Beehive Credit Union TAB Bank Utah State Parks & Rec. 
Brighton Bank Ogden City Wells Fargo Bank 
Celtic Bank Patrick Bates Land Company Titan Bank 
Chevron Seacoast Commerce Bank City of Washington Terrace 
Mountain America Credit Union Salt Lake County West Valley City 
First National Bank Of Layton Salt Lake City RDA Zions First National Bank 
*Many developers, attorneys, and individuals 
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APPRAISAL EXPERIENCE:  
 


I have been assisting and appraising real properties since 1995 in the State of 
Utah.  My appraising experience has included many types of properties in 
commercial, residential, industrial, and vacant land. Some of the types of 
property appraised/assisted with over the past years are listed below: 
  


 Appraisal Review 
 Apartment Complex 
 Assisted Living/Nursing 
 Church/Public Buildings 
 Condemnation - Eminent Domain  
 Condominium Units 
 Day Care 
 Easements 
 Farm/Ranch 
 Home/Office/Retail Conversions 
 Industrial - warehouses, garages, shops 
 Land - improved as well as unimproved 
 Motel/Hotel 
 Office buildings 
 Pad Sites/Outlots  
 Residential – Single Family 
 Retail – big box, free standing, shopping centers, convenience stores 
 Restaurants – fast food & sit-down 
 Service/Gas Stations 
 Subdivisions 
 Movie Theaters 
 


EXPERT WITNESS 
 
I have been an expert witness in several court proceedings including bankruptcy 
court and property tax hearings.  I have also provided professional consultation 
and appraisal assistance in mediation, settlements, and court preparation. 
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Qualifications of Shantell Brown, Certified General Appraiser 


CONTACT INFORMATION:  Shantell Brown, Certified General Appraiser 


Van Drimmelen & Associates, Inc.  
774 East 2100 South SLC, Utah 84106  
Ph: Mobile: 435-881-7260 
Fax: 801-487-0330  
E-Mail: shantell@valueutah.com  


EDUCATION BACKGROUND AND APPRAISAL TRAINING:  


 


PROFESSIONAL EXPERIENCE:  


 


PROFESSIONAL AFFILIATIONS:  


 


EXPERIENCE:  


Since choosing to become a Commercial Real Estate Appraiser as my career I have gained experience appraising a 
variety of properties in Utah and Idaho and expect to gain my MAI designation within the next five years. My appraisal 
experience has been diverse and has included a variety of property types: commercial, industrial, and residential 
development. I began my career as an appraiser trainee, staff researcher and market analyst.  I am currently working 
at Van Drimmelen and Associates as General Certified Appraiser. 


In May of 2015 I graduated from Southern Utah University where I majored in Business Marketing. During college I 
was on the Southern Utah University women's golf team. I enjoy golfing, mountain biking, dirt biking, and fishing. I am 
a hard worker, but I also love to give back to the community. During my free time I have volunteered with the 
Commercial Real Estate for Women (CREW) Scholarship Gala (2018, 2019), and 2019 Utah Real Estate Challenge 
(UREC). I also enjoy helping out with the local high school girl’s golf team.   


With my previous education, work, and volunteer experience I have learned the ability to work with a diverse group 
of people quickly and efficiently on multiple tasks in complex situations. Problem solving and communication were the 
foundation of my success in these situations. 


Expert Witness for Commercial Appraisers  Mckissock, 2020 


Commercial Appraiser Review  Mckissock, 2020 


Statistics, Modeling and Finance  Mckissock, 2020 


National (USPAP) Update Course 2020-2021 Appraisal Institute, 2020 


General Appraiser Report Writing & Case Studies  Mckissock, 2019 


General Appraiser Site Valuation & Cost Approach  Mckissock, 2019 


General Appraiser Market Analysis Highest & Best Use Mckissock, 2018 


General Appraiser Income Approach Part 2 Appraisal Institute, 2018 


General Appraiser Income Approach Part 1 Appraisal Institute, 2018 


General Appraiser Sales Comparison Approach Mckissock, 2018 


Supervisory Appraiser/Appraiser Trainee Dynasty School, 2017-2018 


Basic Appraisal Principles  Career Webschool, 2017-2018 


Basic Appraisal Procedures Career Webschool, 2017-2018 


Standards of Professional Practice (USPAP) Career Webschool, 2017-2018 


BS Degree, Business Marketing Southern Utah University, 2011-2015 


Certified General Appraiser  Van Drimmelen & Associates, Inc. 10-2020-Present 


Licensed Appraiser  Van Drimmelen & Associates, Inc. 05-2019-10-2020 


Appraiser Trainee, Market Analyst, & Researcher Van Drimmelen & Associates, Inc. 02-2018-05-2019 


Utah Certified General Appraiser License #10730791-CG00 
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Types of properties I have experience with are listed below:  


 


 Service/Gas Stations  


 Restaurants 


 Retail (all types)  


 Industrial  


 Office  


 Mobile Home Parks 


 Subdivisions     


 


 


 Theater 


 Land (all types) 


 Multi-Family 


 Storage Units  


 Lodging/Motel/Hotel 


 Eminent Domain Acquisitions 


 Assisted Living/Senior Housing   
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Notice of Real Property Sale 
 
Please take notice that the 7.77 acres of real property located at 2815 W. Gordon Avenue, 
Layton, Utah (Parcel Nos. 12-109-0365 and 12-109-0366) will be sold for $1,600,000 no sooner 
than June 22, 2021. If you are interested in making a higher or better offer for this property, 
please contact Joseph M.R. Covey of Parr Brown Gee & Loveless prior to June 22, 2021, at 
(801) 257-7920, jcovey@parrbrown.com, or 101 South 200 East, #700, Salt Lake City, UT. 
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		Exhibit E(1).pdf

		/s/ Joseph M.R. Covey








EXHIBIT A


Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8939   Page 1 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8940   Page 2 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8941   Page 3 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8942   Page 4 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8943   Page 5 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8944   Page 6 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8945   Page 7 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8946   Page 8 of 10







Case 2:18-cv-00892-TC-DBP   Document 417-1   Filed 07/09/21   PageID.8947   Page 9 of 10







ADDENDUM NO. 2


TO
REAL ESTATE PURCHASE CONTRACT


THISISAN I I ADDENDUM [X] COUNTERoFFER Io that REAL ESTATE PURoHASE coNTRAcT (Ihe "REPC.}wifi
an Offer Reter€nca Dale of 17th day of Ma)t. 2021 including att prior addenda and counterofters,
between Symohony Development Corporation as Buyer. and @


as Seller, regarding the Property located at 281S W. Gordon Avenue. Layton. Utah 84041
The following terms ars hsreby incorporated as part of the REPCI


1. Any ote"nb"lt (rollbai@otit 
"ouulty 


but*""n Brue, ano
seff er at closing. 


o dune J-, 2-o 2 |


To lhe extont the terms of this ADOENDUM modr! /conflicl with any provrsions of the REPC, inctuding a prior sddenda
and counteroffers. these lerms shall conlrol. All oti/r tsrms or th€ REFb, inctuding all prior addenda and counteroffe|s,
not modlfied by this ADOENDUM sha remaln ltll/same. pq Settcr I I Buy.r sha have unlitle_:Qo_ I t AM txt
PM Mountain Time oni4qdft2921___l_ (Dete), to accept the terms of this ADDENDUM in sccordance
wlth l9jrrovrs-rons of S,acl'onj?i of the REPC. Unless so accepied. th€ oiter as sel foith in this ADDENDUM shall lapse.


I I Sell€r (Time)[ I Buye.l I Seller Signature


ACCEPTANCE/COUNTEROFFERYREJECTION
CHECK ONE:
[i6liieerilCe, foise er I I Buyer hererry acceprs the lerms ol rhas ADDENDUM.


I I Buyer presenls as a counterotrer the terms ot a ached ADDENDUM NO.


(DatE) (Tjme) (Signature)


I I REJECTION. J lSellerI I Buy6r r€jects lhe forogoing ADDENDUM.


(Signat!re) {Dale) (Time) (Signalure) (Date) (Tlme)


rHrg ro8ltAppRovEo aytNe ur^fl REA! ESrAlE catnflr3sroN ar{o tlr€ oFfrcE oF tt|E uraH ATTORTry OEiTERAL,
IFfECNVEJAi|UARY I. 2O2O, II REPIACES AIiIOSUPERSFOFS ALL PRqVbUSLY APPNOVED VERS|oNS OF TNIS FORM.


Pa€o 1 of t
a' 1, .r


nt ,ia, s ln,t att /' /' ./ Addsn.turn ilo. ? to REPC


DocuSign Envelope ID: 518FAAC6-A69D-486B-A9B5-B981B29632BE


5/28/2021
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Integra Realty Resources 
Salt Lake City 


Appraisal of Real Property 


7.77 Acres of Residential Land along Gordon Avenue 
Vacant Land 
2815 W. Gordon Ave.  
Layton, Davis County, Utah 84040 


Prepared For: 
Parr Brown Gee & Loveless 


Effective Date of the Appraisal: 
Market Value As Is:  April 6, 2021 


Report Format: 
Appraisal Report – Standard Format 


IRR - Salt Lake City 
File Number: 160-2021-0224BHL 
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7.77 Acres of Residential Land along Gordon Avenue 
2815 W. Gordon Ave.  
Layton, Utah 
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Integra Realty Resources 5107 South 900 East T 801.263.9700 
Salt Lake City Suite 200 F 801.263.9709 
 Salt Lake City, UT 84117 saltlakecity@irr.com 
  www.irr.com/saltlakecity 


 


April 12, 2021 
 
Ms. Claire McGuire, Esq. 
Parr Brown Gee & Loveless 
101 South 200 East, Suite 700 
Salt Lake City, UT 84111 
 
SUBJECT: Market Value Appraisal 
  7.77 Acres of Residential Land along Gordon Avenue 
  2815 W. Gordon Ave.  
  Layton, Davis County, Utah 84040 
  IRR - Salt Lake City File No. 160-2021-0224BHL 
 
Dear Ms. McGuire: 


Integra Realty Resources – Salt Lake City is pleased to submit the accompanying appraisal of 
the referenced property. The purpose of the appraisal is to develop an opinion of the 
market value as is of the fee simple interest in the property. The client and intended user is 
Parr Brown Gee & Loveless.  The intended use is for asset valuation purposes.   


The appraisal is intended to conform with the Uniform Standards of Professional Appraisal 
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute, and applicable state appraisal regulations. 


To report the assignment results, we use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an 
Appraisal Report depending on the intended use and intended users of the appraisal, we 
adhere to the Integra Realty Resources internal standards for an Appraisal Report – 
Standard Format. This format summarizes the information analyzed, the appraisal methods 
employed, and the reasoning that supports the analyses, opinions, and conclusions. 


The subject is a parcel of vacant land containing an area of 7.77 acres or 338,461 square 
feet. The property is zoned RS, Residential Subdivision, which permits various residential 
uses with a density of the three units per acre and A, Agricultural which is a holding zone.  
The overall site contains two single family residential homes both located along Gordon 
Avenue. The eastern home contains approximately 4,100 square feet and the western home 
contains 1,372 square feet. In addition, there are eight agricultural structures on the site. 
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Ms. Claire McGuire, Esq. 
Parr Brown Gee & Loveless 
April 12, 2021 
Page 2 
 
 


 


According to aerial imaginary the total square footage of these structures is approximately 
7,463 square feet.  


Based on the valuation analysis in the accompanying report, and subject to the definitions, 
assumptions, and limiting conditions expressed in the report, our opinion of value is as 
follows: 


Value Conclusion


Appraisal Premise Interest Appraised Date of Value Value Conclusion


Market Value As Is Fee Simple April 6, 2021 $1,810,000
 


Extraordinary Assumptions and Hypothetical Conditions


1. We assume the site could re-zoned without significant cost or entitlement effot. Based on our conversations with 


Layton City officials, this appears to be reasonable.


2. The client is advised that the subject has a greenbelt tax exemption.  When this tax exemption is removed, five 


years of rollback taxes will  be due.  Currently, rollback taxes are estimated at $35,726.26.  For this analysis, we 


assume all rollback taxes will  be paid by the seller prior to or at the closing of any sales transaction.  


3. The client is advised that the subject has a delinquent real property tax balance.  We recommend this be paid as 


quickly as possible to avoid tax complications.  For this analysis, we assume the back taxes balance of $31.06 


for parcel 12-109-0366 will  be paid by the seller prior to or at closing of any sales transaction.


1. None


The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 


hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 


for the purpose of analysis.


The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 


results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 


false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.


 


Market Conditions Warning 


IMPORTANT MARKET CONDITIONS WARNING: Market Uncertainty from Novel 
Coronavirus (COVID-19) 


The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health 
Organization (WHO) on January 30, 2020, and subsequently reclassified as a worldwide 
pandemic on March 11, 2020 has created substantial uncertainty in the worldwide financial 
markets.  Concerns about the ongoing spread of the COVID-19 (Corona) Virus have resulted 
in cancellations of a substantial number of business meetings, conferences, and sporting 
and entertainment events in the coming 3-6 months; the implementation of personal 
quarantine procedures; a 30-day lock-out for travel from most of Europe to the U.S.; and 
substantial reductions (and restrictions) in other travel by air, rail, bus, and ship. 


At this point, tourism, lodging, and tourist-related food and beverage and retail sectors are 
likely to feel the first negative effects due to the substantial decline in social movement and 
activity.  A prolonged outbreak could have a significant (and yet unquantifiable) impact on 
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Ms. Claire McGuire, Esq. 
Parr Brown Gee & Loveless 
April 12, 2021 
Page 3 
 
 


 


other real estate sectors.  Our valuation is based upon the best information as of the 
effective date.   


Given the degree of overall uncertainty present in the economy, forecasts and projections 
contained herein may change more dramatically, or differently than projected under more 
stable market conditions.  Therefore, we recommend a more frequent review of this 
valuation, and advise the intended user to consider the current lack of overall economic 
stability in evaluating the use and reliability of the opinions expressed herein. 


If you have any questions or comments, please contact the undersigned. Thank you for the 
opportunity to be of service. 


Respectfully submitted, 


Integra Realty Resources - Salt Lake City 
 


 
  
Darrin W. Liddell, MAI, AI-GRS, FRICS, CCIM 
Certified General Real Estate Appraiser 
Utah Certificate # 5450608-CG00 
Telephone: (801) 263-9700, ext. 111 
Email: dliddell@irr.com 


John T. Blanck, MAI, MRICS 
Certified General Real Estate Appraiser 
Utah Certificate # 5506449-CG00 
Telephone: (801) 263-9700, ext. 109 
Email: jblanck@irr.com 


  
Benjamin H. Lubbers 
Certified General Real Estate Appraiser 
Utah Certificate # 6077208-CG00 
Telephone: (801) 263-9700, ext. 108 
Email: blubbers@irr.com 
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Summary of Salient Facts and Conclusions 1 


7.77 Acres of Residential Land along Gordon Avenue 


Summary of Salient Facts and Conclusions 


Property Name


Address


Property Type


Owner of Record


Tax ID


Land Area 7.77 acres; 338,461 SF


Zoning Designation


Highest and Best Use


Exposure Time; Marketing Period 12 months; 12 months


Effective Date of the Appraisal April  6, 2021


Date of the Report April  12, 2021


Property Interest Appraised


Sales Comparison Approach


Number of Sales 5


Range of Sale Dates Oct 19 to Dec 20


Range of Prices per SF (Unadjusted) $4.24 - $7.17


Indicated Value Before Final Adjustment $1,861,537 ($5.50/SF)


Final Adjustment ($ Amount) -$51,740


Description of Final Adjustment


Market Value Conclusion $1,810,000 ($5.35/SF)


Rust Layton Property LLC


12-109-0365 and 12-109-0366


7.77 Acres of Residential Land along Gordon Avenue


2815 W. Gordon Ave. 


Layton, Davis County, Utah  84040


Land - Residential


Less: Demolition Costs 12,935 x $4.00


The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this 


summary is a part. No party other than Parr Brown Gee & Loveless may use or rely on the information, opinions, and conclusions contained in 


the report. It is assumed that the users of the report have read the entire report, including all of the definitions, assumptions, and limiting 


conditions contained therein.


RS, Residential Subdivision


Low density residential


Fee Simple


 


Extraordinary Assumptions and Hypothetical Conditions


1. We assume the site could re-zoned without significant cost or entitlement effot. Based on our conversations with 


Layton City officials, this appears to be reasonable.


2. The client is advised that the subject has a greenbelt tax exemption.  When this tax exemption is removed, five 


years of rollback taxes will  be due.  Currently, rollback taxes are estimated at $35,726.26.  For this analysis, we 


assume all rollback taxes will  be paid by the seller prior to or at the closing of any sales transaction.  


3. The client is advised that the subject has a delinquent real property tax balance.  We recommend this be paid as 


quickly as possible to avoid tax complications.  For this analysis, we assume the back taxes balance of $31.06 


for parcel 12-109-0366 will  be paid by the seller prior to or at closing of any sales transaction.


1. None


The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 


hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 


for the purpose of analysis.


The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 


results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 


false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.
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General Information 2 


7.77 Acres of Residential Land along Gordon Avenue 


General Information 


Identification of Subject 
The subject is a parcel of vacant land containing an area of 7.77 acres or 338,461 square feet. The 
property is zoned RS, Residential Subdivision, which permits various residential uses with a density of 
the three units per acre and A, Agricultural which is a holding zone.  The overall site contains two 
single family residential homes both located along Gordon Avenue. The eastern home contains 
approximately 4,100 square feet and the western home contains 1,372 square feet. In addition, there 
are eight agricultural structures on the site. According to aerial imaginary the total square footage of 
these structures is approximately 7,463 square feet. Property identifying information is provided in 
the following table.  Legal descriptions of the parcels provided by Davis County are also provided 
below. 


Property Identification


Property Name 7.77 Acres of Residential Land along Gordon Avenue


Address 2815 W. Gordon Ave. 


Layton, Utah  84040


Tax ID 12-109-0365 and 12-109-0366


Owner of Record Rust Layton Property LLC


Legal Description See below


Census Tract Number 1254.15
 


Legal Description 
Tax ID No. 12-109-0365 - Beginning at a point North  8915'30" West  445 feet along the Section Line 
and South 010'30" West 233 feet from the North  quarter corner of Section 24, Township  4 North,  
Range 2 West, Salt Lake Base and Meridian,  and running  thence North 8950'13"  West 347 feet; 
thence  South 010'30" West 592 feet; thence South 8950'13"East 347 feet; thence North 010'30" East 
592 feet to the point  of Beginning. 


Also:  Beginning at a point  North  8915'30" West 445 feet along the Section  Line and South 0°10'30" 
West 33 feet from the North  quarter comer  of Section 24, Township 4 North,  Range 2 West,  Salt 
Lake Base and Meridian,  and running  thence North  8950'13"  West 232 feet along the Southerly line 
of a road; thence  South 010'30"  West  192.8 feet; thence North  8950'13" West 115 feet; thence  
South  010'30"  West 7.2 feet, more  or less, to the South  line of Layton City; thence  South 89°50'13" 
East 347 feet; thence North  010'30" East 200 feet to the point of Beginning. 


Less and excepting that property conveyed to Layton City Corporation by Quit Claim Deed recorded 
December 9, 2003, as Entry No.  1939173, in Book3432, Page 225, described as follows: 


Beginning at a point North  8950'13"  West 445.00 feet along the Section Line and South 0010'30"  
West 33.00 feet from the North quarter corner of Section 24, Township  4 North, Range 2 West, Salt 
Lake Base and Meridian,  and running  thence  South 0010'30" West 9.00feet to the South right of way 
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line of an 84-foot  wide street;  thence following said right of way line North  8950'13"  West 232.00 
feet; thence leaving  said right of way North  010'30" East 9.00 feet; thence  South 8950'13" East 
232.00  feet to the point of beginning. 


Also:  Beginning  at a point North  8915'30"  West 677 feet along Section  Line  and South 010'30" 
West 33 feet from  the North  quarter corner of Section 24, Township  4 North,  Range 2 West, Salt 
Lake Base and Meridian, and running thence North 8950'13" West 115 feet along the Southerly line of 
a road; thence  South 010'30" West  192.8 feet; thence South 8950'13"  East 115 feet; thence North 
010'30" East  192.8 feet to the point  of Beginning. 


Less and Excepting therefrom the  following described property: Beginning at a point North 8950'13" 
West 677.00  feet along the Section line and South 0010'30" West 33.00 feet from the North  quarter 
corner  of Section  24, Township 4 North, Range 2 West,  Salt Lake Base and Meridian, and running  
thence South 00°10'30"  West 9.00 feet to the South right of way line of an 84-foot wide street; 
thence following said right of way line North 8950'13" West 127.01  feet; thence leaving said right of 
way North 0009'50" East  9.00 feet; thence South 8952'18" East Windows  12.01  feet; thence  South 
8950'13" East 115.00 feet to the point of Beginning. 


Tax ID No. 12-109-0366 - The Basis of bearing for this Survey is South 8927'34" West from the witness 
corner for the North quarter corner of Section 24, Township 4 North, Range 2 West, Salt Lake Base 
and Meridian to the Northwest corner of said Section 24. 


Beginning at a point being North 8950'13" West along the Section line, 335.00 feet and South 
0010'30" West 200.49 feet from the North quarter corner of Section 24, Township 4 North, Range 2 
West, Salt Lake Base and Meridian, and running thence South 00°10'30" West 624.51 feet; thence 
North 8949'30" West 110.00 feet; thence North 0010'30" East 624.54 feet; thence South 8949'30" 
East 110.00 feet to the point of Beginning. 


Sale History 
The current owner of record is Rust Layton Property LLC.  The most recent closed sale of the subject is 
summarized as follows: 


Sale Date February 2, 2021


Seller R Legacy Ranch Trust


Buyer Rust Layton Property LLC


Recording Instrument Number Entry# 3343426
 


R Legacy Trust has owned the property for three plus years, on February 2, 2021 the property was 
transferred to Rust Layton Property LLC. 


Rust Layton Property LLC is a Utah limited liability company, on behalf of and for the benefit of 
Jonathan O. Hafen in his capacity as Receiver for Rust Rare Coin and related entities.  


To the best of our knowledge, no other sale or transfer of ownership has taken place within a three-
year period prior to the effective appraisal date. 
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Pending Transactions 
To the best of our knowledge, the property is not subject to an agreement of sale or an option to buy, 
nor is it listed for sale, as of the effective appraisal date. 


Purpose of the Appraisal 
The purpose of the appraisal is to develop an opinion of the market value as is of the fee simple 
interest in the property as of the effective date of the appraisal, April 6, 2021. The date of the report is 
April 12, 2021. The appraisal is valid only as of the stated effective date or dates. 


Definition of Market Value 
Market value is defined as: 


“The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of 
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 


• Buyer and seller are typically motivated; 


• Both parties are well informed or well advised, and acting in what they consider their own 
best interests; 


• A reasonable time is allowed for exposure in the open market; 


• Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 


• The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale.” 


(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42g; also Interagency Appraisal and 
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472) 


Definition of As Is Market Value  
As is market value is defined as, “The estimate of the market value of real property in its current 
physical condition, use, and zoning as of the appraisal date.” 


(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015); also Interagency Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, 
December 10, 2010, page 77471) 


Definition of Property Rights Appraised 
Fee simple estate is defined as, “Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers of taxation, eminent domain, 
police power, and escheat.” 
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Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015) 


Intended Use and User 
The intended use of the appraisal is for asset valuation. The client and intended user is Parr Brown 
Gee & Loveless. The appraisal is not intended for any other use or user. No party or parties other than 
Parr Brown Gee & Loveless may use or rely on the information, opinions, and conclusions contained in 
this report.  


Applicable Requirements 
This appraisal is intended to conform to the requirements of the following: 


• Uniform Standards of Professional Appraisal Practice (USPAP); 


• Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 


• Applicable state appraisal regulations. 


Report Format 
This report is prepared under the Appraisal Report option of Standards Rule 2-2(a) of USPAP. As 
USPAP gives appraisers the flexibility to vary the level of information in an Appraisal Report depending 
on the intended use and intended users of the appraisal, we adhere to the Integra Realty Resources 
internal standards for an Appraisal Report – Standard Format. This format summarizes the information 
analyzed, the appraisal methods employed, and the reasoning that supports the analyses, opinions, 
and conclusions. 


Prior Services 
USPAP requires appraisers to disclose to the client any other services they have provided in 
connection with the subject property in the prior three years, including valuation, consulting, property 
management, brokerage, or any other services. We have not performed any services, as an appraiser 
or in any other capacity, regarding the property that is the subject of this report within the three-year 
period immediately preceding acceptance of this assignment. 


Scope of Work 
To determine the appropriate scope of work for the assignment, we considered the intended use of 
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our 
concluded scope of work is described below. 


Valuation Methodology 


Appraisers usually consider the use of three approaches to value when developing a market value 
opinion for real property. These are the cost approach, sales comparison approach, and income 
capitalization approach. Use of the approaches in this assignment is summarized as follows: 
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Approaches to Value


Approach Applicability to Subject Use in Assignment


Cost Approach Not Applicable Not Utilized


Sales Comparison Approach Applicable Utilized


Income Capitalization Approach Not Applicable Not Utilized
 


We use only the sales comparison approach in developing an opinion of value for the subject. This 
approach is applicable to the subject because there is an active market for similar properties, and 
sufficient sales data is available for analysis. 


The cost approach is not applicable because there are no improvements that contribute value to the 
property, and the income approach is not applicable because the subject is not likely to generate 
rental income in its current state. 


Research and Analysis 


The type and extent of our research and analysis is detailed in individual sections of the report. This 
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale 
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length 
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary 
verification from sources deemed reliable. 


Inspection 


John T. Blanck and Benjamin H. Lubbers conducted an interior and exterior inspection on April 6, 2021.  
Darrin W. Liddell did not physically inspect the subject property. 


Significant Appraisal Assistance 


No one provided significant appraisal assistance to the signer(s) of this report. 


Market Conditions Warning 


IMPORTANT MARKET CONDITIONS WARNING: Market Uncertainty from Novel Coronavirus (COVID-
19) 


The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization (WHO) 
on January 30, 2020, and subsequently reclassified as a worldwide pandemic on March 11, 2020 has 
created substantial uncertainty in the worldwide financial markets.  Concerns about the ongoing 
spread of the COVID-19 (Corona) Virus have resulted in cancellations of a substantial number of 
business meetings, conferences, and sporting and entertainment events in the coming 3-6 months; 
the implementation of personal quarantine procedures; a 30-day lock-out for travel from most of 
Europe to the U.S.; and substantial reductions (and restrictions) in other travel by air, rail, bus, and 
ship. 


At this point, tourism, lodging, and tourist-related food and beverage and retail sectors are likely to 
feel the first negative effects due to the substantial decline in social movement and activity.  A 
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prolonged outbreak could have a significant (and yet unquantifiable) impact on other real estate 
sectors.  Our valuation is based upon the best information as of the effective date.   


Given the degree of overall uncertainty present in the economy, forecasts and projections contained 
herein may change more dramatically, or differently than projected under more stable market 
conditions.  Therefore, we recommend a more frequent review of this valuation, and advise the 
intended user to consider the current lack of overall economic stability in evaluating the use and 
reliability of the opinions expressed herein. 
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Economic Analysis 


Davis County Area Analysis 
An analysis of population, employment, and income trends for Davis County, the State of Utah and the 
United States is performed by Integra Realty Resource’s Area Data Analysis Module.  This information is 
presented below. 


Population 


Davis County has an estimated 2020 population of 360,439, which represents an average annual 1.6% 
increase over the 2010 census of 306,479. Davis County added an average of 5,396 residents per year 
over the 2010-2020 period, and its annual growth rate is similar to that of the State of Utah. 


Population Compound Ann. % Chng


2010 Census 2020 Estimate 2025 Projection 2010 - 2020 2020 - 2025


Davis County, UT, USA 306,479 360,439 386,990 1.6% 1.4%


Utah 2,763,885 3,241,760 3,473,803 1.6% 1.4%


USA 308,745,538 330,342,293 341,132,738 0.7% 0.6%


Source: Environics Analytics


Population Trends


 


Looking forward, Davis County's population is projected to increase at a 1.4% annual rate from 2020-
2025, equivalent to the addition of an average of 5,310 residents per year.  The Davis County growth 
rate is expected to be similar to that of Utah. 


Employment 


Total employment in Davis County was estimated at 134,707 jobs as of September 2019. Between year-
end 2009 and 2019, employment rose by 35,617 jobs, equivalent to a 35.9% increase over the entire 
period. There were gains in employment in ten out of the past ten years, as the national economy 
expanded following the downturn of 2007-2009. 


Davis County's rate of employment growth over the last decade surpassed that of Utah, which 
experienced an increase in employment of 32.7% or 378,163 jobs over this period. 
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Employment Trends


Total Employment (Year End) Unemployment Rate (Ann. Avg.)


Year Davis County


% 


Change Utah


% 


Change Davis County Utah


2009 99,090 1,157,064 6.6% 7.3%


2010 100,259 1.2% 1,170,113 1.1% 7.0% 7.8%


2011 106,288 6.0% 1,201,634 2.7% 6.0% 6.7%


2012 108,765 2.3% 1,246,051 3.7% 4.9% 5.4%


2013 111,847 2.8% 1,284,999 3.1% 4.3% 4.6%


2014 115,827 3.6% 1,324,820 3.1% 3.6% 3.8%


2015 120,179 3.8% 1,375,435 3.8% 3.4% 3.6%


2016 123,318 2.6% 1,414,274 2.8% 3.2% 3.5%


2017 126,303 2.4% 1,464,873 3.6% 3.1% 3.3%


2018 130,844 3.6% 1,510,695 3.1% 2.9% 3.1%


2019* 134,707 3.0% 1,535,227 1.6% 2.4% 2.6%


Overall Change 2009-2019 35,617 35.9% 378,163 32.7%


Avg Unemp. Rate 2009-2019 4.3% 4.7%


Unemployment Rate - February 2020 2.6% 2.8%


Source: U.S. Bureau of Labor Statistics and Moody's Analytics. Employment figures are from the Quarterly Census of Employment and Wages 


(QCEW). Unemployment rates are from the Current Population Survey (CPS). The figures are not seasonally adjusted.


*Total employment data is as of September 2019; unemployment rate data reflects the average of 12 months of 2019.


 


A comparison of unemployment rates is another way of gauging an area’s economic health.  Over the 
past decade, the Davis County unemployment rate has been consistently lower than that of Utah, with 
an average unemployment rate of 4.3% in comparison to a 4.7% rate for Utah.  A lower unemployment 
rate is a positive indicator. 


Recent data shows that the Davis County unemployment rate is 2.6% in comparison to a 2.8% rate for 
Utah, a positive sign that is consistent with the fact that Davis County has outperformed Utah in the 
rate of job growth over the past two years. 


Major employers in Davis County are shown in the following table. 
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Name Number of Employees


1 United States Government 10,000 - 14,999


2 Davis County School District 7,000 - 9,999


3 ATK Launch Systems 2,000 - 2,999


4 Kroger Group Cooperative 2,000 - 2,999


5 Lifetime Products 1,000 - 1,999


6 Wal-Mart Associates 1,000 - 1,999


7 Ralcorp Frozen Bakery Products 1,000 - 1,999


8 Lagoon Corporation 1,000 - 1,999


9 Utility Trailer Manufacturing 1,000 - 1,999


10 Davis Hospital & Medical Center 500 - 999


Major Employers - Davis County, UT, USA


Source: State of Utah Department of Workforce Services


 


Gross Domestic Product 


Gross Domestic Product (GDP) is a measure of economic activity based on the total value of goods and 
services produced in a defined geographic area, and annual changes in Gross Domestic Product (GDP) 
are a gauge of economic growth. 


Economic growth, as measured by annual changes in GDP, has been somewhat higher in Davis County 
than Utah overall during the past eight years. Davis County has grown at a 3.8% average annual rate 
while Utah has grown at a 3.2% rate.   


Davis County has a per capita GDP of $38,571, which is 23% less than Utah's GDP of $50,236. This 
means that Davis County industries and employers are adding relatively less value to the economy than 
their counterparts in Utah. 


Gross Domestic Product


Year


($,000s)


Davis County % Change


($,000s)


Utah % Change


2011 10,432,842 127,060,000


2012 10,592,826 1.5% 128,721,000 1.3%


2013 11,493,515 8.5% 131,901,800 2.5%


2014 11,748,333 2.2% 136,081,500 3.2%


2015 11,888,604 1.2% 141,703,300 4.1%


2016 12,442,332 4.7% 147,414,000 4.0%


2017 13,056,779 4.9% 153,129,100 3.9%


2018 13,565,775 3.9% 158,799,700 3.7%


Compound % Chg (2011-2018) 3.8% 3.2%


GDP Per Capita 2018 $38,571 $50,236


Source: U.S. Bureau of Economic Analysis and Moody's Analytics; data released December 2019. The release of state and 


local GDP data has a longer lag time than national data. The data represents inflation-adjusted ""real"" GDP stated in 2012 


dollars.
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The figures in the table above represent inflation adjusted “real” GDP stated in 2005 dollars. 


Income, Education and Age 


Davis County is more affluent than Utah. Median household income for Davis County is $89,404, which 
is 19.7% greater than the corresponding figure for Utah.  


Median


Davis County, UT, USA $89,404


Utah $74,689


Comparison of Davis County, UT, USA to Utah + 19.7%


Source: Environics Analytics


Median Household Income - 2020


 


Residents of Davis County have a higher level of educational attainment than those of Utah. An 
estimated 38% of Davis County residents are college graduates with four-year degrees, versus 34% of 
Utah residents. People in Davis County are similar in age to their Utah counterparts. The median age of 
both Davis County and Utah is 31 years. 


Education & Age - 2020


Source: Environics Analytics
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Conclusion 


As the nation recovers from the 2008-2009 recession, economic conditions in Davis County have 
improved as indicated by the growth in employment. 


The Davis County economy will benefit from a growing population base and higher income and 
education levels. Davis County experienced growth in the number of jobs and has maintained a 
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consistently lower unemployment rate than Utah over the past decade.  We anticipate that the Davis 
County economy will improve and employment will grow, strengthening the demand for real estate. 
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Utah State Map 
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Area Map 
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Surrounding Area Analysis 


Boundaries 


subject is within the corporate jurisdiction of Layton in the western area of the city.  This area 
generally is delineated as follows:  


North 200 South (Clearfield) 


South Gentile Street (Layton) 


East Interstate 15 


West 3200 West 


 
A map identifying the location of the property follows this section. 


Access and Linkages 


The subject has frontage and access along Gordon Avenue.  Primary highway access to the area is via 
Antelope Drive.  The subject has freeway access to Interstate 15, the major north/south highway for 
the state of Utah.  Access to Interstate 15 is just over two miles to the east.  Overall, the primary mode 
of transportation in the area is the automobile. 


Life Cycle 


Real estate is affected by cycles involving development trends within a market area as well as market 
and economic forces. Trends in demand for development in a particular market are described by the 
Market Area Life Cycle, while market and economic trends are described by the Real Estate Cycle. 


A Market Area Life Cycle typically evolves through four stages1: 


• Growth – a period during which the market area gains public favor and acceptance 


• Stability – a period of equilibrium without marked gains or losses 


• Decline – a period of diminishing demand 


• Revitalization – a period of renewal, redevelopment, modernization, and increasing demand 


The subject’s market area is in the growth stage of the Market Area Life Cycle.  


The Real Estate Cycle also impacts a neighborhood. The stages of the Real Estate Cycle include: 


• Expansion – Sustained growth in demand, increasing construction 


• Decline – Positive but falling demand, increasing vacancy 


• Recession – Falling demand, decreasing vacancy 


• Recovery – Increasing demand, decreasing vacancy 


 
1 The Appraisal of Real Estate, 14th Edition .  (2013).  Appraisal Inst itute  
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The subject is in the expansion state of the Real Estate Cycle.  


Demographic Factors 


A demographic profile of the surrounding area, including population, households, and income data, is 
presented in the following table. 


Surrounding Area Demographics


2020 Estimates 1-Mile Radius 3-Mile Radius 5-Mile Radius


Davis County, UT, 


USA Utah


Population 2010 12,137 70,288 141,606 306,479 2,763,885


Population 2020 15,163 84,239 167,496 360,439 3,241,760


Population 2025 16,644 91,031 180,470 386,990 3,473,803


Compound % Change 2010-2020 2.3% 1.8% 1.7% 1.6% 1.6%


Compound % Change 2020-2025 1.9% 1.6% 1.5% 1.4% 1.4%


Households 2010 3,140 21,220 42,766 93,545 877,692


Households 2020 3,795 25,385 50,880 111,778 1,036,247


Households 2025 4,133 27,479 54,971 120,640 1,113,942


Compound % Change 2010-2020 1.9% 1.8% 1.8% 1.8% 1.7%


Compound % Change 2020-2025 1.7% 1.6% 1.6% 1.5% 1.5%


Median Household Income 2020 $96,890 $79,326 $82,429 $89,404 $74,689


Average Household Size 4.0 3.3 3.3 3.2 3.1


College Graduate % 34% 31% 32% 38% 34%


Median Age 27 29 30 31 31


Owner Occupied % 87% 69% 75% 79% 71%


Renter Occupied % 13% 31% 25% 21% 29%


Median Owner Occupied Housing Value $330,384 $297,625 $295,936 $331,878 $318,937


Median Year Structure Built 2003 1997 1995 1994 1991


Average Travel Time to Work in Minutes 26 26 26 25 24


Source: Environics Analytics
 


As shown above, the current population within a 5-mile radius of the subject is 167,496, and the 
average household size is 3.3. Population in the area has grown since the 2010 census, and this trend 
is projected to continue over the next five years. Compared to Davis County overall, the population 
within a 5-mile radius is projected to grow at a similar rate. 


Median household income is $82,429, which is lower than the household income for Davis County. 
Residents within a 5-mile radius have a lower level of educational attainment than those of Davis 
County, while median owner occupied home values are considerably lower. 


Land Use 


In the immediate vicinity of the subject, predominant land uses are residential. Other land use 
characteristics are summarized as follows: 
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Surrounding Area Land Uses 


Character of Area Suburban 


Predominant Age of Improvements 5 to 40 years 


Predominant Quality and Condition Average 


Approximate Percent Developed 75% 


Infrastructure/Planning Average 


Predominant Location of Undeveloped Land West 


Prevailing Direction of Growth West 


 


Subject’s Immediate Surroundings 


North The Church of Jesus Christ of Latter-day Saints Chapel 


South Vacant Land, Single Family Residential 


East Single Family Residential 


West Single Family Residential 


 


Outlook and Conclusions 


The area is in the growth stage of its life cycle. Given the history of the area and the growth trends, it 
is anticipated that property values will increase in the near future. 


In comparison to other areas in the region, the area is rated as follows: 


Surrounding Area Attribute Ratings 


Highway Access Average 


Demand Generators Average 


Convenience to other supporting land uses Above Average 


Convenience to Public Transportation Average 


Employment Stability Average 


Police and Fire Protection Average 


Property Compatibility Average 


General Appearance of Properties Average 


Price/Value Trend Stable/Increasing 
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Neighborhood Map 
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Residential Market Overview 
As discussed, the subject lies in the central portion of Davis County. The best source for residential 
trends along the Wasatch Front is the Wasatch Front Multiple Listing Service (MLS).  We have used 
statistics from this entity to paint a picture of both the historic and current residential market trends 
of the area. In addition we use information from the University of Utah.  


Construction Activity 


The Bureau of Business and Economic Group at the University of Utah tracks building permits for all 
counties within the State of Utah.  Historic information since 2004, within Davis County, is summarized 
in the following chart and graphs.  


As can be seen, residential building permits increased steadily from 2011 to 2012. As shown, the 
number of building permits remained relatively stagnant from 2012 through 2020. In Davis County for 
2020, single-family building permits increased by approximately 25% compared to 2019. Construction 
activity has increased in Davis County. 


 


Single-Family 


Units


Multi-Family 


Units


2011 664 671


2012 1,072 952


2013 1,316 416


2014 1,145 483


2015 1,278 399


2016 1,225 479


2017 1,163 436


2018 1,314 854


2019 1,231 433


2020 1,541 1,040


2021 237 70


Historic Building Permits 


Source:  Bureau of Business and Economic Research, University of Utah 


Davis County
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Home Sales Activity Trends (Wasatch Front MLS Data) 


Total residential homes sold within Davis County, over the past few years, is summarized in the 
following chart.  As can be seen, the number of sales has been stagnant since 2016.  The increase in 
Centerville is not as large compared to Davis County.  


 


We now look at a detailed breakdown of sales in Davis County.  Notice most sales in Davis County are 
of larger homes, providing four or five bedrooms (40% in Davis County).  The next largest segment in 
the County is homes providing condos at 25%.. This is demonstrated in the following charts. 


0


1,000


2,000


3,000


4,000


5,000


6,000


7,000


2015 2016 2017 2018 2019 2020


TOTAL HOME SALES


Davis County


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9091   Page 27 of 141







Residential Market Overview 21 


7.77 Acres of Residential Land along Gordon Avenue 


 


 


Pricing Overview 


This section of the report includes a presentation of average pricing within the Davis County Market.  


Data from the Wasatch Front Regional MLS is presented for Davis County.  


Median Home Price – MLS Data 


The average home price trend is summarized below for Davis County.  As can be seen, the average 
home price increased since 2015 for all types.    


Total Sales Activity - Davis County


Year
One to Two 


Bedrooms


Three 


Bedrooms


Four to Five 


Bedrooms


Six or More 


Bedrooms
Townhomes Condominium Total Units


2015 130 1,287 2,646 430 446 1,666 6,605


2016 146 1,314 2,775 525 513 196 5,469


2017 108 1,224 2,675 505 555 184 5,251


2018 125 1,120 2,695 520 432 168 5,060


2019 117 1,242 2,690 551 532 189 5,321


2020 117 1,193 2,768 620 658 216 5,572


2021 Q1 12 196 435 83 126 37 889


TOTALS 755 7,576 16,684 3,234 3,262 2,656 34,167


Source:  Wasatch Front Multiple Listing Service, 2021 YTD Mar 31
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Days on Market – MLS Data 


Whenever discussing pricing, it is also important to look at the average days on market to determine 
reasonableness of the pricing. We now examine the average listing time for home sales (all types), 
meaning; how many days is each home on the market? To demonstrate this trend, the following chart 
and graph is used.  As can be seen, the average days on market peaked in 2015.  In 2021, the Days on 
Market hit a 6 year low for Davis County.   


Year One to Two 


Bedrooms


Three Bedrooms Four to Five 


Bedrooms


Six or More 


Bedrooms
Townhomes Condominium


Single-Family Home 


Sales Median


2015 $160,750 $215,000 $248,100 $360,000 $176,100 $144,500 $241,000


2016 $185,950 $234,000 $269,000 $387,900 $187,000 $148,950 $264,000


2017 $204,500 $250,000 $289,900 $401,550 $217,900 $172,750 $285,000


2018 $245,000 $280,000 $320,000 $442,000 $240,000 $192,800 $319,900


2019 $253,000 $310,000 $347,000 $460,000 $262,500 $210,000 $345,000


2020 $300,000 $342,100 $385,000 $547,222 $289,900 $225,000 $385,000


2020 1Q $332,505 $394,138 $440,000 $602,500 $317,250 $243,900 $437,000


Median Home Price - Davis County


Source:  Wasatch Front Multiple Listing Service 
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Competing New Home Supply 


We looked at the availability of new homes in the immediate area.  We researched the following 
communities and have provided a brief summary of our findings. Below is a summary of new 
developments within approximately 4 miles of the subject property. We have also included a map for 
your reference. 


 
 


Year Davis County


2015 26


2016 15


2017 16


2018 16


2019 21


2020 9


2021 Q1 5


Source:  Wasatch Front Multiple Listing Service -2021 YTD, March 31


Days on Market - Single-Family, Townhome, Condo
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COVID-19 Impact on Current Valuations 


Transaction indicators are the best measure of any impact on values due to COVID-19. Given the 
unique nature and recency of this event, minimal activity is evident from which to draw benchmark 
comparisons based on transactional data. In the absence of transaction data, market and property 
specific empirical data can be gleaned to assist in estimating current value. In this initial phase of the 
pandemic, early emerging trends include: 


 


All or some of the above may be shorter-term issues, but others may linger and have a lasting impact 
on valuations in the commercial real estate (CRE) sector along a continuum of time. 


At this juncture, the global question facing market participants is: “How long does this crisis last and 
how deep will its impact become?” At a minimum, Q2 economic results will prove dismal based upon 
Shelter-in-Place and Stay-at-Home Executive Orders for most of the U.S. states largely in place into 
late June. At the direction of State Governors all states have begun a phased “reopening.” 


Based on discussions and interviews with a wide range of market participants, a variety of factors and 
concerns are prevalent in the market that will likely have a negative impact broadly on CRE values, 
depending on property type and region. Essential Service Providers have and will be less impacted 
(distribution facilities, medical facilities, grocery service) as the performance of these sectors is 
expected to continue. 


However, the broader market will experience a myriad of issues based on survey respondents 
including: 


Property Level


Operating 
impairment


• Nonpayment 
of Rent


• Increased 
Vacancy


Liquidity 
duration


Fundamental 
Economic 


Fear


Re-Pricing 
Risk (Debt 
and Equity)


Reduction in 
Listing 
Activity


Market Level
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Each of the above observations provides empirical evidence that the market has shifted downward 
and real estate values will likewise be impacted, but to what degree is not certain. 


Few experts or economists at this point are willing to state a threshold duration at which point 
everything will return to normal quickly, versus a duration of limited economic activity that spirals into 
worldwide recession. At the moment, the prevailing hope of the world is that science miraculously 
manufactures a cure, while in the meantime, social activity has slowed worldwide. 


Integra Current Valuation Framework (June 15 - present) 


The preceding property market analysis focuses on recent historic trends before the physical and 
social impacts of the COVID-19 pandemic were revealed in the U.S. in early March 2020. The property 
market analysis was current through Q4-2019 with trends and indications for solid growth by most all 
market indicators. Many current market participants believe the commercial real estate (CRE) markets 
will return to trend - the lingering question, “How long will it take?” remains uncertain. 


What we do know with reasonable certainty: 


• At a minimum, Q2 economic performance will be dismal. 


• Shelter-in-Place and Stay-at-Home executive orders and phased reopening's will have a 
profound impact on GDP with rising unemployment damaging forward economic performance 
for six months at a minimum. 


• The Federal Reserve's attempt to lower nominal rates was thwarted by lenders setting floors 
on spreads. Congress subsequently approved a $2 Trillion stimulus package on March 27, 
2020. This provided some economic relief, but businesses, owners, investors, and bankers 
need to support payroll retention and an aggressive program of economic goodwill 
throughout all sectors of the economy. 


Uncertainty


•Restricted access to 
capital


•Unemployment concerns 
(increasing to 15% in Q2)


•GDP decline (-30% in Q2)


•Duration of crisis 


Lender Concerns


•DSCR are impacted based 
on changes in rental 
revenue and collections


•Loan covenants could 
trigger due to changes in 
near-term value


•Borrowers are concerned 
about their tenants' 
ability to pay rent


•Borrowers are concerned 
about their ability to keep 
their loans current


•Lenders are also 
concerned about the 
need for loan 
modifications or work 
outs


Publicly Traded Securities


•Stock indexes were down 
approximately 25% to 
30% but have since 
rebounded


•REIT pricing was down 
approximately 25% but 
have since rebounded


•Crude oil was down 
approximately 40% but 
has since partially 
rebounded


Return Requirements


• Interest rates may stay in 
the 4% - 4.5% range, 
despite the Federal 
Reserve’s reduction 
efforts. Banks tightly 
manage their capital 
reserves and ratios, and 
therefore are requiring 
higher spreads for current 
risk profile


•Durability of Cash Flow 
forces (new) equity 
investors to reprice risk. 
Standby (available, 
uncommitted) equity now 
has to be patient until a 
clearer “path forward” 
emerges


• Impact on cap rates 
would be upward
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Everything forward beyond those three known factors remains subject to considerable 
risk/uncertainty. Our recent surveys of market participants indicate a focus in the following areas 
impacting value: 


• Impacts could (should) vary by property type, class, and location 


• Cost of capital (both debt and equity) is increasing, but at different rates for different asset 
classes 


• Declines in property operations/forecasts (NOI) vary in duration based on property type, class; 
location, and tenant durability under potential recessionary pressures 


• Increases in cap rates (and normalized yields) will vary by property type, class and location as 
will the underlying assumptions on stabilized or periodic cash flow 


• Marketing times for most assets will increase. To a large extent, deal flow was halted based on 
the sheer physical constraints imposed on property showings/due diligence, etc. under 
distancing restrictions. As these restrictions are lifted, the market is showing signs of activity, 
some pent up demand and increased interest, although commercial property deal flow 
remains muted. 


Impact by Property Type, Class & Location 


Below is a graph prepared by Greenstreet Advisors plotting the sensitivity (and risk) associated with 
various property types with the negative impact on value being greater for those assets with greater 
sensitivity. Those assets relating to essential business operations (grocery, medical, distribution) are 
less affected than for example lodging and malls where social distancing is more difficult. 


 


Cost of Capital/Liquidity 


The cost of capital, both for debt and equity, had been at near historic lows pre crisis. As lenders are 
coming to grips with the severity of the economic outlook, many have pulled back while others have 
reacted by raising interest rates, lowering loan to values, or a combination of both. There are clearly 
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some lenders who are “out” while others remain in the market. Fewer options are available in the 
market and those options are more expensive today. The rise in cost varies notably by property type 
with agency lenders and HUD determined to provide liquidity to the multi-family market, while at the 
other end of the spectrum, financing a hotel is challenging and land financing is nonexistent. Assets 
focused on essential business operations (e.g., grocery or last mile industrial) remain in favor as do net 
leased assets with recession-resistant business profiles. 


Equity is less clear at the moment. While large pools of capital were being raised through 2019 and 
into Q1-2020, the strategy has suddenly shifted. Equity is available, but will be deployed with stricter 
underwriting criteria and more cautious income growth and exit assumptions. 


Declines in Property Operations/Forecasts 


The lodging, retail, student housing and senior sectors are generally viewed as expecting to suffer the 
greatest in the short term. Once again, this varies by location and type. Restaurant retail is generally 
viewed as having greatest risk but is expected to rebound quickly as pent-up demand is evident as 
everyone can now leave their homes. Grocery retail is currently performing well with big box stores 
setting record sales per square foot. 


Radical changes in the employment picture will begin to affect the housing sector, both single-family 
and apartments. Apartments will not be immune or “safe” from lost rent, varying by type and location 
depending on the tenant base employment and its ability to weather a 6 to 12-month contraction. 


Rent projections are being held flat in modeling cash flows going forward with the length of time 
dependent on the asset type.  


Depending upon whether values are based on yield capitalization (DCF) or direct capitalization, care 
must be given to provide “stabilized” forecasts to capitalize; and to normalize yield levels for 
projecting variable year yield cap. 


Premiums on Capitalization Rates 


While many deals have fallen out of contract, other deals are still closing. Some are closing at their 
pre-crisis contract price levels, while many deals are being re-traded in the market with discounts 
influenced by property type, location and buyer/seller motivations. 


As the transaction market solidifies, the impact on capitalization rates will become more clear. Some 
market participants believe the answer to market value lies in capitalization rates while others believe 
rates are not moving, but net operating income in the short run is being impacted. Once again, the 
answers vary by property type and location. 


With a rise in the cost of capital (debt and equity), valuation theory suggests a rise in capitalization 
rates. A 100 basis point upward movement in interest rates for example, combined with a modest rise 
in equity returns, can move capitalization rates up over 100 basis points. This analysis is tempered, 
however with the understanding that it is difficult to settle on the inputs given the wide range of data 
in the market. In addition, care must be taken not to “double hit” the analysis by modeling 
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significantly lower net income via lower performance projections and at the same time raising the 
return requirements. 


Normalization of Yields 


All yield capitalization is based on forward forecasting of property performance to generate a current 
cash flow, and future forecasted reversion. Therefore, the timeframe for the market to reach a point 
of pricing transparency to “return to par” is the critical assumption in the yield cap. 


The longer or less likely the assumptions are, the higher the near-term yields. Valuation theory and 
past downward economic cycles suggest a shortening of the holding period and a normalization of 
“overall yield” applied over the shorter holding period. 


As the transaction market solidifies, the impact on investment rates and relationship of assumption 
risk to market risk will become clearer. 


Marketing and Exposure Time 


At the present time, there is consensus of declining market demand in CRE transactions, due to 
market conditions ensuing from COVID-19. It is natural to assume that exposure time on properties 
either for sale or lease, will likely be extended. Comparing pre-COVID-19 exposure periods (perhaps 
the best) to the banking crisis of 2008/2009 (perhaps the worst) can glean some differences that could 
extrapolate to exposure time going forward, i.e. from peak to trough. 


Sector Months on Market 
March 2008-09 


Months on Market 
March 2018-19 


Change in Months % Change Peak to 
Trough 


Office 29.6 14.8 14.8 100% 


Retail 15 11.4 3.6 32% 


Industrial 19.6 6.7 12.9 192% 


Average 21.4 11.0 10.4 95% 


Source: Costar – data presented in Months 


Days on the market increased substantially in the last economic crisis of 2008-2009, with an average 
of 21 months on market for major property classes. The trailing 12 months preceding the COVID-19 
crisis, average days on the market were 11 months. 


Based on this historical perspective, marketing time could potentially double from current levels. This 
would have to be tempered recognizing that the depth and duration of this current economic crisis is 
tied to a health crisis and may have a conclusion more closely tied to its resolution. 


Conclusion 


This heightened uncertainty forms the basis of defined risk. Considering the subject’s relative 
sensitivity to the COVID-19 risks as of the effective date of the valuation, Integra rates the relative 
risks of the subject property as of the effective date as follows: 
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Risk Analysis 


Property Type Sensitivity to Risk Low 


Property Location Sensitivity to Risk Low 


Cost of Capital Impact/Risk Low 


Property Operations Risk Low 


 
For this appraisal, this asset type, and its relative sensitivity to the COVID-19 pandemic, the valuation 
considers issues impacting value in the following manner based on the above risk analysis. 


Valuation Parameters 


Covid-19 market condition adjustments (sales 
comparison) 


No 


Any transaction evidence? No 


Market participant interviews? No 


Inference by investment rate changes? No 


Market rent adjustments No 


Cap Rate adjustments No 


Vacancy and downtime probability adjustments No 


Cashflow modeling adjustments No 


Marketing time extended (based on current 
pricing) 


No 
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Property Analysis 


Land Description and Analysis 
The following description is based on information obtained from Layton City and Davis County, our 
inspection of the property and discussions with ownership.  For reference, an aerial photograph, plat 
map, zoning map, flood hazard map and liquefaction map are provided at the end of this section. 


Land Description


Land Area 7.77 acres; 338,461 SF


Source of Land Area Davis County Public Records


Primary Street Frontage Gordon Avenue - 347 feet


Shape Irregular


Corner No


Topography Generally level and at street grade


Drainage No problems reported or observed


Environmental Hazards None reported or observed


Ground Stability No problems reported or observed


Flood Area Panel Number 49011C0210E


Date June 18, 2007


Zone X


Description Outside of 500-year floodplain


Insurance Required? No


Utilities


Service Provider


Water Layton City


Sewer Layton City


Electricity Rocky Mountain Power


Natural Gas Dominion Energy


Local Phone Multiple Providers
 


Streets, Access and Frontage 


Details pertaining to street access and frontage are provided in the following table. 
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Streets, Access and Frontage


Street Gordon Avenue 900 North


Frontage Feet 347 60 (width of cul-de-sac only)


Paving Asphalt Asphalt


Curbs Yes Yes


Sidewalks Yes Yes


Lanes 2 way, 1 lane each way 2 way, 1 lane each way


Direction of Traffic East/West East/West


Condition Average Average


Traffic Levels Low Low


Signals/Traffic Control Turn lane None


Access/Curb Cuts Yes/Three Yes / None


Visibility Average Below Average
 


The property has potential access points along Gentile Avenue at 2825 West. There is an additional 
access point along the eastern boundary at 900 North Street which current ends with a cul-de-sac. 


Utilities 


The availability of utilities to the subject is summarized in the following table. 


Utilities


Service Provider


Water Layton City


Sewer Layton City


Electricity Rocky Mountain Power


Natural Gas Dominion Energy


Local Phone Multiple Providers
 


We spoke with Ryan Bankhead, Layton City Engineering, he indicated that sewer for the site will need 
to be connected south of the property along 725 North. He also indicated there is potential for the site 
to be connected to the sewer at 3200 West Street.  In other words, sewer cannot be access from 
Gordon Avenue or from the 900 North cul-de-sac which is located immediately east of the site. 


Mr. Bankhead also indicated the storm water might also have some issues with development. He 
indicated the property would probably need an on-site retention pond that could then drain into 
stormwater drain. 


This will create additional work for the property owner to be able to obtain access to the sewer in 
these areas. 
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Water Rights 


Generally, we believe that 3.5 acre of culinary water is required for each unit of proposed 
development.  Ownership currently controls four shares of water within the Davis Weber Canal 
Company.  Currently, a share of water within this canal company equals 6.0 acre-feet of water. 


Based on this, the subject has approximately 26 acre-feet of water.  With density near 3 units per acre, 
the subject would need 24 acre-feet of water.  The current water rights are adequate to develop the 
entire site.  We assume these water rights would be donated to the city for the site to be able to 
connect with culinary water supply.   These are included in the analysis herein. 


Environmental Hazards 


An environmental assessment report was not provided for review, and during our inspection, we did 
not observe any obvious signs of contamination on or near the subject. However, environmental 
issues are beyond our scope of expertise. It is assumed that the property is not adversely affected by 
environmental hazards. 


Zoning 


A portion of the subject is zoned RS, Residential Subdivision, by Layton City. The purpose of the RS 
zone is “to provide area for very low density, suburban-type uses. It may, provided adequate lot area 
exists, include farm animals.”  


The subject is also zoned A, Agricultural, by Layton City. The purpose of the A zone is “to provide areas 
for agricultural and related uses, along with very low-density residential uses. This designation shall be 
applied to land with appropriate topographic conditions, where the intrusion of urban uses would be 
inappropriate or untimely, due to lack or need of urban services and facilities.”   


The following table summarizes our understanding and interpretation of the zoning requirements that 
affect the subject. 


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9103   Page 39 of 141







Land Description and Analysis 33 


7.77 Acres of Residential Land along Gordon Avenue 


Zoning Summary


Zoning Jurisdiction Layton City


Zoning Designation RS A


Description Residential Subdivision Agricultural


Legally Conforming? Appears to be legally conforming Appears to be legally conforming


Zoning Change Likely? No Yes


Permitted Uses various residential uses Various agricultural and 


residential uses


Category Zoning Requirement Existing Conditions


Minimum Lot Area 15,000 SF 43,560 SF


Minimum Street Frontage (Feet) 25 30


Minimum Lot Width (Feet) 100 100


Minimum Lot Depth (Feet) 8 10


Maximum Building Height 35 35


Maximum Site Coverage N/A N/A


Maximum Density 3 units per acre One unit per acre


Source: Layton City Zoning Ordinance


 


According to the local planning department, there are no pending or prospective zoning changes.  


We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use 
attorney should be engaged if a determination of compliance is required. 


We spoke with Zach Cadin, planner with Layton City, indicated he didn’t see any issues getting the 
property rezoned.  Generally speaking, the A- Agricultural zone is a holding zone.  Conversion for the 
entire site to be zoned, RS does not appear challenging from a land use perspective.  


The general plan calls for low density residential with approximately 1 to 3.5 units per acre. We 
assume existing agricultural zoning could be rezoned to RS, Residential Subdivision. We believe the 
site could obtain a zoning density of 3 units per acre. 


Conclusion.  The subject represents a legally conforming use and is believed to meet the Layton City 
zoning requirements. 


Easements, Encroachments and Restrictions 


We were not provided a current title report to review. We are not aware of any easements, 
encroachments, or restrictions that would adversely affect value. Our valuation assumes no adverse 
impacts from easements, encroachments, or restrictions, and further assumes that the subject has 
clear and marketable title. 


Conclusion of Site Analysis 


Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses including those permitted by zoning. There are no other particular 
restrictions on development noted in the analysis. 
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Description of Existing Improvements 


The site currently has two homes along with eight agricultural structures.  


According to Davis County, the east house contains 4,100 square feet and the west house contains 
1,372 square feet. 


The east house is constructed of Class “D” wood frame construction. The exterior and interior walls all 
log framed housing. The roof is pitched asphalt shingle. The interior consists of a main level with 
second level and a basement. The main house was built in 1991.  


The second house was built in approximately 1920. It is in average condition, with exterior siding and 
pitched roof with an asphalt shingle covering. 


Neither home is the ideal improvement and the homes are not located on separately platted sites.  
While both are functional, we believe both will require special design considerations for the site plan.  
The west home will be required to be removed as the access to Gordon Avenue will be required to line 
up with Sandi Drive (located north of Gordon Avenue).  The placement of this roadway will require the 
demolition of the west home. 


The east home may also affect the planning of as many as three to four different lots. While it is a 
functional home, it is not separately platted, is not the ideal improvement for the area moving 
forward and would likely be seen as a liability by a developer buyer. 


There are eight agricultural structures on the site. The agricultural buildings are both masonry and 
wood frame construction. They are in fair condition.  


According to aerial imaginary the total square feet of these structures are 7,463 square feet. 
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Exterior view of main residence View south from Gordon Avenue 


Interior view of main house finishes Interior view of main house finishes 


Interior view of main house finishes Interior view of main house finishes 
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Interior view of main house finishes Interior view of owner suite restroom finishes 


Interior view of main house finishes View facing south of subject site 


View facing west from main house View facing southwest from main house 
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Western Elevation of main house Additional view of existing structures 


View west of older home View of south elevation of main house 


View facing south of subject site View facing southwest 
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View facing south of older house Exterior view of existing structures 


View facing southeast of existing structures View north along 2825 West Street 


View facing west from 900 North View facing northwest from 900 North 
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View facing southwest from 900 North View facing east on Gordon Avenue 


View facing west on Gordon Avenue 
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Aerial Photo 
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Property Plat 
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Zoning Map 


 
 


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9113   Page 49 of 141







Land Description and Analysis 43 


7.77 Acres of Residential Land along Gordon Avenue 


Flood Zone Map 
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Seismic Liquefaction Map 
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Real Estate Tax Analysis 
Real estate tax assessments are administered by Davis County, and are estimated by jurisdiction on a 
case by case basis. Real estate taxes in this state and this jurisdiction represent ad valorem taxes, 
meaning a tax applied in proportion to value. Taxes in Utah are calculated by applying a tax rate to 
taxable value. Taxable value is a percentage of the assessor's estimate of market value. The tax rate 
varies depending on a given county's budget. 


Residential properties in Utah are taxed based on 55% of the assessed value. 


Real estate taxes and assessments for the 2020 tax year are shown in the following table. 


Taxes and Assessments - 2020


Assessed Value Taxable Value Taxes and Assessments


Tax ID Land Improvements Total Tax Rate


Ad Valorem 


Taxes Total


12-109-0365 $725,906 $238,742 $964,648 $218,203 1.255500% $2,740 $2,740


12-109-0366 $246,050 $544 $246,594 $1,674 1.255500% $21 $21


$971,956 $239,286 $1,211,242 $219,877 $2,761 $2,761
 


The subject currently has greenbelt status which reduces the amount of taxes the owner must pay for 
undeveloped land; however, this status will be eliminated as development progresses on the subject.  
Once the parcel loses greenbelt status, rollback taxes for the last five years must be paid.  According to 
the Davis County Assessor’s Office, rollback taxes of $35,726.26 would be due.  Taxes paid in prior 
years have been deducted to arrive at the indicated value.    For this analysis, we assume all rollback 
taxes are paid by the seller prior to or at closing of any sales transaction.   


County records do not show outstanding or delinquent taxes for parcel 12-109-0365, and the property 
is in good standing.  County records show a balance of $31.06 being owed for parcel 12-109-0366.  We 
recommend all back taxes be paid as quickly as possible.  Further, we assume all delinquent taxes are 
paid by the seller prior to or at closing of any sales transaction. 


Historical real estate taxes for the last three years are presented below. 


Tax History


Tax Year


Total 


Market 


Value


Total Taxable 


Value Tax Rate


Ad Valorem 


Taxes


Direct 


Assessments Total % Change


2019 $1,146,591 $217,543 1.28205% $2,789 $0 $2,789


2020 $1,211,242 $219,877 1.25550% $2,761 $0 $2,761 -1.0%
 


Based on the concluded market value of the subject, the assessed value appears low.     
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Highest and Best Use Analysis 


Process 


Before a property can be valued, an opinion of highest and best use must be developed for the subject 
site, both as vacant, and as improved. By definition, the highest and best use must be: 


• Physically possible. 


• Legally permissible under the zoning regulations and other restrictions that apply to the site. 


• Financially feasible. 


• Maximally productive, i.e., capable of producing the highest value from among the 
permissible, possible, and financially feasible uses. 


Highest and Best Use As Vacant 


Physically Possible 


The subject tract is irregular in shape.  Topography is generally level and at street grade.  The subject 
property has two potential access points, one along Gordon Avenue and the other to the 900 North. 
Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses.  The physical characteristics of the site do not appear to impose any 
unusual restrictions on development. 


Legally Permissible 


The site is zoned RS, Residential Subdivision and zoned A, Agricultural, by Layton City.  For the site to 
be maximumly productive the subject would need to undergo a zoning change from the Agricultural 
zone to residential subdivision. This would increase the density from 1 unit per acre to 3 units per 
acre.  Based on our conversation with Layton City, this appears to be reasonable.  


This zoning classification allows for various types of residential development.  To our knowledge, there 
are no legal restrictions such as easements or deed restrictions that would effectively limit the use of 
the property. 


From a neighborhood conformance perspective, surrounding properties are residential in character.  
Given prevailing land use patterns in the area, only low density residential is given further 
consideration in determining the highest and best use of the site as vacant. 


Financially Feasible 


Financial feasibility relates to supply and demand factors for any given use.  Brief consideration has 
been given regarding potential uses.  In this case, a variety of commercial developments could be 
considered.  The area, as mentioned previously, is experiencing stable growth.  In this case, only an 
low density residential is considered. 


Based on our analysis of the market, there is currently demand for low density residential in the 
subject’s area. It appears that a newly developed low density residential on the site would have a 
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value commensurate with its cost. Therefore, low density residential is considered to be financially 
feasible. 


Maximally Productive 


There does not appear to be any reasonably probable use of the site that would generate a higher 
residual land value than low density residential. Accordingly, it is our opinion that low density 
residential, developed to the normal market density level permitted by zoning, is the maximally 
productive use of the property. 


Conclusion 


Development of the site for low density residential is the only use that meets the four tests of highest 
and best use. Therefore, it is concluded to be the highest and best use of the property as vacant. 


As Improved 


The subject site consists of ten structures: two single family residences and eight agricultural 
structures. The total building area is 12,935 square feet. Residential use of the land is proven 
physically possible. 


The existing improvements are not ideal improvements for the site for the following reasons: 


1. The site is currently platted as two parcels. Currently both of the homes are located on a 
single parcel.  In other words, they are not independently platted for single family use.  
Entitlement effort needs to take place for the site to be property platted. 


2. Layton City indicated the only access the property can achieve from Gordon Avenue is at the 
intersection of Sandi Lane (2825 West Street).  The west house is in the way of access from 
2825 West and would need to be demolished for the site to obtain access from 2825 West. 


3. There is an increase in demand for residential housing and less demand for agricultural uses 
land in expanding suburban areas. At the time of development, the site was utilized for single 
family house with land used as horse property. Current market participants would utilize the 
site for low density residential use. 


4. The east home likely creates special design considerations for the overall site plan, hampering 
design of as many as three lots.    


5. Per conversations with developers active in this market segments, older existing homes are 
often seen as a liability that is not desired. These kinds of homes are not appealing.   Even if 
hey can sell them independently over land value, they are unwilling to pay for them. 


Accordingly, the highest and best use is to redevelop the site for low density residential.  Demolition 
of the existing improvements is necessary. 
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Most Probable Buyer 


Taking into account the functional utility of the site and area development trends, the probable buyer 
is a developer. 
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Valuation 


Valuation Methodology 
Appraisers usually consider three approaches to estimating the market value of real property. These 
are the cost approach, sales comparison approach and the income capitalization approach. 


The cost approach assumes that the informed purchaser would pay no more than the cost of 
producing a substitute property with the same utility. This approach is particularly applicable when 
the improvements being appraised are relatively new and represent the highest and best use of the 
land or when the property has unique or specialized improvements for which there is little or no sales 
data from comparable properties. 


The sales comparison approach assumes that an informed purchaser would pay no more for a 
property than the cost of acquiring another existing property with the same utility. This approach is 
especially appropriate when an active market provides sufficient reliable data. The sales comparison 
approach is less reliable in an inactive market or when estimating the value of properties for which no 
directly comparable sales data is available. The sales comparison approach is often relied upon for 
owner-user properties. 


The income capitalization approach reflects the market’s perception of a relationship between a 
property’s potential income and its market value. This approach converts the anticipated net income 
from ownership of a property into a value indication through capitalization. The primary methods are 
direct capitalization and discounted cash flow analysis, with one or both methods applied, as 
appropriate. This approach is widely used in appraising income-producing properties. 


Reconciliation of the various indications into a conclusion of value is based on an evaluation of the 
quantity and quality of available data in each approach and the applicability of each approach to the 
property type. 


The methodology employed in this assignment is summarized as follows: 


Approaches to Value


Approach Applicability to Subject Use in Assignment


Cost Approach Not Applicable Not Utilized


Sales Comparison Approach Applicable Utilized


Income Capitalization Approach Not Applicable Not Utilized
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Land Valuation 
To develop an opinion of the subject’s land value, as if vacant and available to be developed to its 
highest and best use, we utilize the sales comparison approach. This approach develops an indication 
of value by researching, verifying, and analyzing sales of similar properties. Our sales research focused 
on transactions within the following parameters: 


(7.77 Acres; 338,461 SF) 


To apply the sales comparison approach to the subject site, we searched for sale transactions within 
the following parameters: 


• Location: Clearfield City than expanding throughout Davis County 


• Size: 50 Acres or less 


• Use: Single Family Residential 


• Transaction Date: October 2019 to Present 


For this analysis, we use price per square foot as the appropriate unit of comparison because market 
participants typically compare sale prices and property values on this basis. The most relevant sales 
are summarized in the following table.  Detailed sales information is presented in the addenda. 
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Summary of Comparable Land Sales


No. Name/Address


Sale


Date;


Status


Effective Sale 


Price


SF;


Acres;


Corner Zoning


$/SF


Land


1 2.06 acres along 300 North Dec-20 $398,800 89,734 $4.44


1295 W. 300 N. Recorded 2.06


Clearfield No


Davis County


UT


2 9.56 Acre LR JL May-20 $2,868,000 416,434 $6.89


1650 N. Compton Road Recorded 9.56


Farmington No


Davis County


UT


3 9.96 Acre A-L Mar-20 $3,112,500 433,858 $7.17


2125 N. 800 West Recorded 9.96


Centerville No


Davis County


UT


4 Layton Development Land Oct-19 $4,524,750 875,992 $5.17


1248 W. Gentile St. In-Contract 20.11


Layton No


Davis County


UT


5 Swan Lakes Golf Course Land Sale Oct-19 $8,125,000 1,916,640 $4.24


850 N. 2200 W. Closed 44.00


Kaysville Yes


Davis County


UT


Subject 338,461


7.77 Acres of Residential Land along 


Gordon Avenue


7.77


Layton, UT No


Agriculture - Low, minimum half-


acre lots


Residential


Two units per acre


Residential


Residential Subdivision


Comments: The site could have a potential of 6.7 units per acre.


Comments: Selling price was negotiated over a period of nine months.  Buyer waiting on a zoning change for four units per acre.  Family 


pressed and sold without buyer obtaining a zoning change.  Buyer is trying to assemble several contiguous parcels for development.  


Buyer said purchase is $310,000 to $315,000 per acre.  Sell said $300,000 per acre.  Reliable source said $3,100,000 ($311,245 per 


acre).  West end is drainage pond.  Land plotted to 9.956 acres but did not close by 8.5 feet.  Used county recorder size of 9.96 acres.  


Two houses need to be razed for land to be maximally productive.  As of May 11, 2020, buyer has not obtained a higher zoning.  Seller 


paid greenbelt rollback tax of $35,407.25.


Comments: According to the agent, this sale is scheduled to close in early 2020. It is anticipated that this property will receive a zoning 


change which would increase the density potential to upwards of five units/acre.


Comments: This property was the Swan Lakes golf course. It transitioned into a residential development with 272 potential units as of 


April 6, 2021.


Residential
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Comparable Land Sales Map  
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Sale 1 
2.06 acres along 300 North 


Sale 2 
9.56 Acre LR JL 


Sale 3 
9.96 Acre A-L 


Sale 4 
Layton Development Land 


Sale 5 
Swan Lakes Golf Course Land Sale 
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Adjustment Factors 


The sales are compared to the subject and adjusted to account for material differences that affect 
value. Adjustments are considered for the following factors, in the sequence shown below. 


Adjustment Factors 


Effective Sale Price Accounts for atypical economics of a transaction, such as demolition 
cost, expenditures by the buyer at time of purchase, or other similar 
factors. Usually applied directly to sale price on a lump sum basis. 


Real Property Rights Fee simple, leased fee, leasehold, partial interest, etc. 


Financing Terms Seller financing, or assumption of existing financing, at non-market 
terms. 


Conditions of Sale Extraordinary motivation of buyer or seller, assemblage, forced sale, 
related parties transaction. 


Market Conditions Changes in the economic environment over time that affect the 
appreciation and depreciation of real estate. 


Location Market or submarket area influences on sale price; surrounding land 
use influences; convenience to transportation facilities. 


Street Orientation Ease of site access; visibility from main thoroughfares; traffic counts. 


Size Inverse relationship that often exists between parcel size and unit 
value. 


Shape and Topography Primary physical factors that affect the utility of a site for its highest 
and best use. 


Zoning Government regulations that affect the types and intensities of uses 
allowable on a site. 


Utilities Utilities readily available for development on or near the site. 


Entitlements The specific level of governmental approvals attained pertaining to 
development of a site. 


 


Analysis and Adjustment of Sales 


Adjustments are based on our rating of each comparable sale in relation to the subject. If the 
comparable is superior to the subject, the sale price is adjusted downward to reflect the subject’s 
relative inferiority; if the comparable is inferior, its price is adjusted upward. The adjustable elements 
of comparison are: 


Real Property Rights Conveyed 


All of the sales are in the fee simple estate. No adjustments are necessary. 
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Financing Terms 


For this analysis, no adjustments are necessary. 


Conditions of Sale 


For this analysis, no adjustments are necessary. 


Expenditures at Purchase 


For this analysis, no adjustments are necessary. 


Market Conditions 


When considering market conditions, we note that the sales took place from October 2019 to 
December 2020, and that market conditions had been strengthening over this period but have 
increased since the COVID-19 outbreak.   


A market sales report is presented as follows. 


Sales Activity Report


Description* 2016 2017 2018 2019 2020 *YTD 2021


Median Asking Price $279,900 $299,900 $325,000 $358,159 $379,900 $439,450


Median Sold Price $246,000 $269,900 $297,900 $330,000 $360,900 $436,500


Sold to Asking Percentage 87.89% 90.00% 91.66% 92.14% 95.00% 99.33%


Number of New Listings 1401 1212 1285 1347 1325 916


# Sold 929 894 1024 927 907 722


Days on Market 26 26 19 27 27 5
* Source:  Wasatch Front MLS for Davis County for homes, April 6, 2021


 


The above analysis suggests continued strengthening in the market. The median sold price has 
increased each year since through 2016.  Year to date 2021 also suggests continued strength. 


Although the market appears to be asking and achieving higher prices, the days on market has 
dropped off for YTD 2021. 


The above data suggests activity in the market with overall strengthening fundamentals. There has 
been a 77% increase since 2016. This indicates a 15.40% increase per year. 


For this analysis, upward adjustments of 15% per year are made to the comparable properties to the 
date of valuation.  The sales occurred from October 2019 to December 2020 and are all considered 
recent market transactions. 


Location 


Sales 1, 3, 4 and 5 are similar and require no adjustment.  Sale 2 is located east of Interstate 15.  This is 
superior.  A downward adjustment is applied.  


Physical Characteristics 


This adjustment category generally reflects differences such as site size, functional utility, zoning, 
street orientation, and availability of utilities. Appropriate adjustments are discussed. 
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Street Orientation.  Sales 1, 2, 3 and 4 are similar to the subject and require no adjustment.  Sale 5 is a 
corner parcel and is considered superior in terms of street orientation.  Downward adjustment is 
necessary. 


Size.  Sales 2 and 3 are similar to the subject.  No adjustments are applied.  Sales 4 and 5 are larger 
than the subject, and upward adjustments are necessary.  Sale 1 is smaller than the subject, and 
downward adjustment is applied. 


Shape and Topography.  Each of the comparables has a shape, topography and functionality that is 
similar to the subject with the exception of Sale 3 which has an awkward shape.  No adjustments are 
necessary to Sales 1, 2, 4 and 5.  Sale 3 requires an upward adjustment.  


Zoning.  Sales 2, 3 and 5 have similar density and are similar to the subject.  No adjustments are 
necessary. Sales 1 and 4 have superior density and require downward adjustments.   


Utilities.  Recall the subject will require some work to be able to access the sewer system along with 
storm water drains. All sales are superior to the subject, and downward adjustments are necessary.   


Water Rights.  All sales have similar water rights.  No adjustments are necessary. 


Entitlements.  Recall the subject property requires entitlement for development in the form of a 
zoning change from A to RS.  While considered a formality, some effort is necessary.  Sales 3 and 4 
also required similar zoning changes.  Sale 5 was purchased as a defunct golf course.  Entitlements 
were thought to be required.  These are similar.  No adjustments are necessary.  Sales 1 and 2 are 
superior and require downward adjustments.  


Adjustments Summary 


The sales are compared to the subject and adjusted to account for material differences that affect 
value. The following table summarizes the adjustments we make to each sale. 
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Land Sales Adjustment Grid 
Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5


Name 7.77 Acres of 


Residential Land 


along Gordon 


Avenue


2.06 acres along 


300 North


9.56 Acre LR JL 9.96 Acre A-L Layton 


Development Land


Swan Lakes Golf 


Course Land Sale


Address 2815 W. Gordon 


Ave. 


1295 W. 300 N. 1650 N. Compton 


Road 


2125 N. 800 West 1248 W. Gentile St. 850 N. 2200 W. 


City Layton Clearfield Farmington Centerville Layton Kaysville


County Davis Davis Davis Davis Davis Davis


State Utah UT UT UT UT UT


Sale Date Dec-20 May-20 Mar-20 Oct-19 Oct-19


Sale Status Recorded Recorded Recorded In-Contract Closed


Sale Price $400,000 $2,868,000 $3,112,500 $4,524,750 $8,125,000


Effective Sale Price $398,800 $2,868,000 $3,112,500 $4,524,750 $8,125,000


Square Feet 338,461 89,734 416,434 433,858 875,992 1,916,640


Acres 7.77 2.06 9.56 9.96 20.11 44.00


$4.44 $6.89 $7.17 $5.17 $4.24


Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple


– – – – –


Cash to seller Cash to seller Cash to seller Cash to seller Cash to seller


– – – – –


– – – – –


Market Conditions 4/6/2021 Dec-20 May-20 Mar-20 Oct-19 Oct-19


Annual % Adjustment 15% 5% 13% 15% 22% 23%


$4.67 $7.78 $8.25 $6.30 $5.21


– -10% – – –


– – – – -5%


-5% – – 5% 10%


– – 5% – –


-5% – – -5% –


-10% -10% -10% -10% -10%


– – – – –


-5% -5% – – –


Net $ Adjustment -$1.17 -$1.95 -$0.41 -$0.63 -$0.26


Net % Adjustment -25% -25% -5% -10% -5%


Final Adjusted Price $3.50 $5.84 $7.84 $5.67 $4.95


Overall Adjustment -21% -15% 9% 10% 17%


Average


Indicated Value


Location


Shape and Topography


Water Rights


Entitlements


Range of Adjusted Prices


Street Orientation


Size


Price per Square Foot


Property Rights


Financing Terms


Conditions of Sale


Cumulative Adjusted Price


% Adjustment


% Adjustment


% Adjustment


Zoning


Utilities


$3.50 - $7.84


$5.56


$5.50  


Land Value Conclusion  


Based on the preceding analysis and adjustments, the comparable land sales provide a range of value 
of $3.50 - $7.43 per square foot.  Typically, those sales considered most similar to the subject are 
given greatest emphasis. 


A value near the middle of the range is appropriate. A value of $5.50 per square foot is concluded.   


Demolition Cost Analysis 


Here we deduct the costs for demolition of all of the improvements on the site which is 12,935 square 
feet.  
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Marshall Valuation Services indicates a range from $3.83 to $5.82 per square foot for Class “C” 
buildings. We assume a cost near the middle of the range is appropriate at a rounded $4.00 per 
square foot. 


The land value conclusion for the subject is presented as follows: 


Land Value Conclusion 


Indicated Value per Square Foot $5.50


Subject Square Feet 338,461


Indicated Value $1,861,537


Adjustments


Less: Demolition Costs 12,935 x $4.00 -$51,740


Total Adjustments -$51,740


Indicated Value $1,809,797


Rounded $1,810,000
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Reconciliation and Conclusion of Value 
As discussed previously, we use only the sales comparison approach in developing an opinion of value 
for the subject. The cost and income approaches are not applicable, and are not used. 


Based on the preceding valuation analysis, and subject to the definitions, assumptions, and limiting 
conditions expressed in the report, our opinion of value is as follows: 


Value Conclusion


Appraisal Premise Interest Appraised Date of Value Value Conclusion


Market Value As Is Fee Simple April 6, 2021 $1,810,000
 


Extraordinary Assumptions and Hypothetical Conditions


1. We assume the site could re-zoned without significant cost or entitlement effot. Based on our conversations with 


Layton City officials, this appears to be reasonable.


2. The client is advised that the subject has a greenbelt tax exemption.  When this tax exemption is removed, five 


years of rollback taxes will  be due.  Currently, rollback taxes are estimated at $35,726.26.  For this analysis, we 


assume all rollback taxes will  be paid by the seller prior to or at the closing of any sales transaction.  


3. The client is advised that the subject has a delinquent real property tax balance.  We recommend this be paid as 


quickly as possible to avoid tax complications.  For this analysis, we assume the back taxes balance of $31.06 


for parcel 12-109-0366 will  be paid by the seller prior to or at closing of any sales transaction.


1. None


The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 


hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 


for the purpose of analysis.


The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 


results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 


false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.


 


A COVID-19 impact deduction is not necessary. 


Exposure Time 


Exposure time is the length of time the subject property would have been exposed for sale in the 
market had it sold on the effective valuation date at the concluded market value. Based on the 
concluded market value stated previously, it is our opinion that the probable exposure time is 12 
months. 


Marketing Period 


Marketing time is an estimate of the amount of time it might take to sell a property at the concluded 
market value immediately following the effective date of value. We estimate the subject’s marketing 
period at 12 months. 
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Certification 


We certify that, to the best of our knowledge and belief: 


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


2. The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 


3. We have no present or prospective interest in the property that is the subject of this report 
and no personal interest with respect to the parties involved. 


4. We have not performed any services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately preceding 
acceptance of this assignment. 


5. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 


6. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 


7. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 


8. Our analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Practice as well as 
applicable state appraisal regulations. 


9. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. 


10. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 


11. Darrin W. Liddell did not physically inspect the subject property.  John T. Blanck and Benjamin 
H. Lubbers made an interior and exterior inspection of the property.  


12. No one provided significant real property appraisal assistance to the person(s) signing this 
certification. 


13. We have experience in appraising properties similar to the subject and are in compliance with 
the Competency Rule of USPAP. 


14. As of the date of this report, Darrin W. Liddell, MAI, AI-GRS, FRICS, CCIM and John T. Blanck, 
MAI, MRICS have completed the continuing education program for Designated Members of 
the Appraisal Institute. 
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15. As of the date of this report, Benjamin H. Lubbers has completed the Standards and Ethics 
Education Requirements for Candidates of the Appraisal Institute. 


 
  
Darrin W. Liddell, MAI, AI-GRS, FRICS, CCIM 
Certified General Real Estate Appraiser 
Utah Certificate # 5450608-CG00 


John T. Blanck, MAI, MRICS 
Certified General Real Estate Appraiser 
Utah Certificate # 5506449-CG00 


  
Benjamin H. Lubbers 
Certified General Real Estate Appraiser 
Utah Certificate # 6077208-CG00  
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Assumptions and Limiting Conditions 


This appraisal and any other work product related to this engagement are limited by the following 
standard assumptions, except as otherwise noted in the report: 


1. The title is marketable and free and clear of all liens, encumbrances, encroachments, 
easements and restrictions. The property is under responsible ownership and competent 
management and is available for its highest and best use. 


2. There are no existing judgments or pending or threatened litigation that could affect the value 
of the property. 


3. There are no hidden or undisclosed conditions of the land or of the improvements that would 
render the property more or less valuable. Furthermore, there is no asbestos in the property. 


4. The revenue stamps placed on any deed referenced herein to indicate the sale price are in 
correct relation to the actual dollar amount of the transaction. 


5. The property is in compliance with all applicable building, environmental, zoning, and other 
federal, state and local laws, regulations and codes. 


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


This appraisal and any other work product related to this engagement are subject to the following 
limiting conditions, except as otherwise noted in the report: 


1. An appraisal is inherently subjective and represents our opinion as to the value of the 
property appraised. 


2. The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and 
no representation is made as to the effect of subsequent events. 


3. No changes in any federal, state or local laws, regulations or codes (including, without 
limitation, the Internal Revenue Code) are anticipated. 


4. No environmental impact studies were either requested or made in conjunction with this 
appraisal, and we reserve the right to revise or rescind any of the value opinions based upon 
any subsequent environmental impact studies. If any environmental impact statement is 
required by law, the appraisal assumes that such statement will be favorable and will be 
approved by the appropriate regulatory bodies. 


5. Unless otherwise agreed to in writing, we are not required to give testimony, respond to any 
subpoena or attend any court, governmental or other hearing with reference to the property 
without compensation relative to such additional employment. 


6. We have made no survey of the property and assume no responsibility in connection with 
such matters. Any sketch or survey of the property included in this report is for illustrative 
purposes only and should not be considered to be scaled accurately for size. The appraisal 
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covers the property as described in this report, and the areas and dimensions set forth are 
assumed to be correct. 


7. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we 
have assumed that the property is not subject to surface entry for the exploration or removal 
of such materials, unless otherwise noted in our appraisal. 


8. We accept no responsibility for considerations requiring expertise in other fields. Such 
considerations include, but are not limited to, legal descriptions and other legal matters such 
as legal title, geologic considerations such as soils and seismic stability; and civil, mechanical, 
electrical, structural and other engineering and environmental matters. Such considerations 
may also include determinations of compliance with zoning and other federal, state, and local 
laws, regulations and codes. 


9. The distribution of the total valuation in the report between land and improvements applies 
only under the reported highest and best use of the property. The allocations of value for land 
and improvements must not be used in conjunction with any other appraisal and are invalid if 
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal 
report shall be utilized separately or out of context. 


10. Neither all nor any part of the contents of this report (especially any conclusions as to value, 
the identity of the appraisers, or any reference to the Appraisal Institute) shall be 
disseminated through advertising media, public relations media, news media or any other 
means of communication (including without limitation prospectuses, private offering 
memoranda and other offering material provided to prospective investors) without the prior 
written consent of the persons signing the report. 


11. Information, estimates and opinions contained in the report and obtained from third-party 
sources are assumed to be reliable and have not been independently verified. 


12. Any income and expense estimates contained in the appraisal report are used only for the 
purpose of estimating value and do not constitute predictions of future operating results. 


13. If the property is subject to one or more leases, any estimate of residual value contained in 
the appraisal may be particularly affected by significant changes in the condition of the 
economy, of the real estate industry, or of the appraised property at the time these leases 
expire or otherwise terminate. 


14. Unless otherwise stated in the report, no consideration has been given to personal property 
located on the premises or to the cost of moving or relocating such personal property; only 
the real property has been considered. 


15. The current purchasing power of the dollar is the basis for the values stated in the appraisal; 
we have assumed that no extreme fluctuations in economic cycles will occur. 


16. The values found herein are subject to these and to any other assumptions or conditions set 
forth in the body of this report but which may have been omitted from this list of Assumptions 
and Limiting Conditions. 


17. The analyses contained in the report necessarily incorporate numerous estimates and 
assumptions regarding property performance, general and local business and economic 


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9134   Page 70 of 141







Assumptions and Limiting Conditions 64 


7.77 Acres of Residential Land along Gordon Avenue 


conditions, the absence of material changes in the competitive environment and other 
matters. Some estimates or assumptions, however, inevitably will not materialize, and 
unanticipated events and circumstances may occur; therefore, actual results achieved during 
the period covered by our analysis will vary from our estimates, and the variations may be 
material. 


18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not 
made a specific survey or analysis of the property to determine whether the physical aspects 
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA 
issues, and render no opinion regarding compliance of the subject with ADA regulations. 
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial 
ability and the cost to cure any deficiencies would be needed for the Department of Justice to 
determine compliance. 


19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or 
affiliates. It may not be used or relied upon by any other party. All parties who use or rely 
upon any information in the report without our written consent do so at their own risk. 


20. No studies have been provided to us indicating the presence or absence of hazardous 
materials on the subject property or in the improvements, and our valuation is predicated 
upon the assumption that the subject property is free and clear of any environment hazards 
including, without limitation, hazardous wastes, toxic substances and mold. No 
representations or warranties are made regarding the environmental condition of the subject 
property. Integra Realty Resources – Salt Lake City, Integra Realty Resources, Inc., Integra 
Strategic Ventures, Inc. and/or any of their respective officers, owners, managers, directors, 
agents, subcontractors or employees (the “Integra Parties”), shall not be responsible for any 
such environmental conditions that do exist or for any engineering or testing that might be 
required to discover whether such conditions exist. Because we are not experts in the field of 
environmental conditions, the appraisal report cannot be considered as an environmental 
assessment of the subject property. 


21. The persons signing the report may have reviewed available flood maps and may have noted 
in the appraisal report whether the subject property is located in an identified Special Flood 
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such 
determinations. The presence of flood plain areas and/or wetlands may affect the value of the 
property, and the value conclusion is predicated on the assumption that wetlands are non-
existent or minimal. 


22. Integra Realty Resources – Salt Lake City is not a building or environmental inspector. Integra 
Salt Lake City does not guarantee that the subject property is free of defects or environmental 
problems. Mold may be present in the subject property and a professional inspection is 
recommended. 


23. The appraisal report and value conclusions for an appraisal assume the satisfactory 
completion of construction, repairs or alterations in a workmanlike manner. 


24. It is expressly acknowledged that in any action which may be brought against any of the 
Integra Parties, arising out of, relating to, or in any way pertaining to this engagement, the 
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appraisal reports, and/or any other related work product, the Integra Parties shall not be 
responsible or liable for any incidental or consequential damages or losses, unless the 
appraisal was fraudulent or prepared with intentional misconduct. It is further acknowledged 
that the collective liability of the Integra Parties in any such action shall not exceed the fees 
paid for the preparation of the appraisal report unless the appraisal was fraudulent or 
prepared with intentional misconduct. Finally, it is acknowledged that the fees charged herein 
are in reliance upon the foregoing limitations of liability. 


25. Integra Realty Resources – Salt Lake City, an independently owned and operated company, 
has prepared the appraisal for the specific intended use stated elsewhere in the report. The 
use of the appraisal report by anyone other than the Client is prohibited except as otherwise 
provided. Accordingly, the appraisal report is addressed to and shall be solely for the Client’s 
use and benefit unless we provide our prior written consent. We expressly reserve the 
unrestricted right to withhold our consent to your disclosure of the appraisal report or any 
other work product related to the engagement (or any part thereof including, without 
limitation, conclusions of value and our identity), to any third parties. Stated again for 
clarification, unless our prior written consent is obtained, no third party may rely on the 
appraisal report (even if their reliance was foreseeable).  


26. The conclusions of this report are estimates based on known current trends and reasonably 
foreseeable future occurrences. These estimates are based partly on property information, 
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the 
current market, and research conducted by third parties, and such data are not always 
completely reliable. The Integra Parties are not responsible for these and other future 
occurrences that could not have reasonably been foreseen on the effective date of this 
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that 
unanticipated events may occur that will likely affect actual performance. While we are of the 
opinion that our findings are reasonable based on current market conditions, we do not 
represent that these estimates will actually be achieved, as they are subject to considerable 
risk and uncertainty. Moreover, we assume competent and effective management and 
marketing for the duration of the projected holding period of this property. 


27. All prospective value opinions presented in this report are estimates and forecasts which are 
prospective in nature and are subject to considerable risk and uncertainty. In addition to the 
contingencies noted in the preceding paragraph, several events may occur that could 
substantially alter the outcome of our estimates such as, but not limited to changes in the 
economy, interest rates, and capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements and 
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present 
time are consistent or similar with the future. 


28. The appraisal is also subject to the following: 
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Extraordinary Assumptions and Hypothetical Conditions


1. We assume the site could re-zoned without significant cost or entitlement effot. Based on our conversations with 


Layton City officials, this appears to be reasonable.


2. The client is advised that the subject has a greenbelt tax exemption.  When this tax exemption is removed, five 


years of rollback taxes will  be due.  Currently, rollback taxes are estimated at $35,726.26.  For this analysis, we 


assume all rollback taxes will  be paid by the seller prior to or at the closing of any sales transaction.  


3. The client is advised that the subject has a delinquent real property tax balance.  We recommend this be paid as 


quickly as possible to avoid tax complications.  For this analysis, we assume the back taxes balance of $31.06 


for parcel 12-109-0366 will  be paid by the seller prior to or at closing of any sales transaction.


1. None


The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 


hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 


for the purpose of analysis.


The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 


results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 


false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.
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Darrin W. Liddell, MAI, AI-GRS, FRICS, CCIM   Integra Realty Resources - Salt 
Lake City 


irr.com 


T (801) 263-9700 
F (801) 263-9709 


5107 South 900 East 
Suite 200 
Salt Lake City, UT 84117 


  


Experience 
Executive Director and full time commercial real estate appraiser/consultant for Integra Realty 
Resources-Salt Lake City in Utah since November 2005. He has spent roughly 20 years assisting 
clients with commercial real estate valuation and consultation.  He provides these services to a 
variety of commercial, private and government organizations.  
 
Darrin specializes in a wide range of property valuations and generates complex feasibility and 
cash flow analyses.  He has experience with a wide variety of real estate types including but not 
limited to mixed-use, retail, multi-family, office, and industrial. He also specializes in automobile 
dealership valuation.  By understanding the dynamics of a wide variety of real estate sectors, 
Darrin helps prepare clients to make complex real estate decisions. 
 
Darrin is a member of the Appraisal Institute (MAI) and is a Certified Commercial Investment 
Member (CCIM). He is also a fellow of the Royal Institute of Chartered Surveyors (FRICS). He has 
enjoyed teaching real estate principles, investment, and appraisal courses in the Masters of 
Business Administration (MBA), Masters of Real Estate Development (MRED), and 
undergraduate programs at the University of Utah David Eccles School of Business for nearly 25 
years. 


Professional Activities & Affiliations 
Appraisal Institute, Member (MAI) , January 1997  


Certified Commercial Investment Member (CCIM) , June 2002  


Royal Institute of Chartered Surveyors, Fellow (FRICS) , December 2007  


MAP Training, U.S. Department of Housing and Urban Development, 2009  


Instructor: Adjunct Assistant Professor of Finance; University of Utah, David Eccles School of Business, 
Department of Finance from 1994 to present.  


Course: Real Estate Principles (Finance 4740 and 6740).  


Course: Real Estate Appraisal and Investment (Finance 6780).  


Course: Real Estate Analysis (Finance 6770).  


Experience Review Committee: State of Utah, Department of Commerce  


Division of Real Estate from 1994 to present.  


Board of Director: Appraisal Institute - Utah Chapter from 2003 to 2009.  


President: Appraisal Institute - Utah Chapter in 2008.  


University of Utah Business Alumni Association, Board of Directors from 2003 to 2006.  


Board of Director: Integra Realty Resources, October 2016  


Licenses 
Utah, Certified General Appraiser, 5450608-CG00, Expires June 2023 


Idaho, Certified General Appraiser, CGA-246, Expires March 2022 


Wyoming, Certified General Appraiser, Permit #401, Expires December 2021 


Montana, Certified General Appraiser, 685, Expires March 2022 


Arizona, Certified General Appraiser, 31725, Expires June 2021 


Colorado, Certified General Appraiser, 100003724, Expires December 2021 


Utah, Sales Agent, 5450608-SA00, Expires April 2022 


Utah, Pre-Licensing Real Estate Instructor, 5450608-PI00, Expires December 2021 


Utah, Pre-Licensing Appraiser Instructor, 5450608-PAI0, Expires December 2021 


dliddell@irr.com  -  (801) 263-9700 x111 
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Darrin W. Liddell, MAI, AI-GRS, FRICS, CCIM   Integra Realty Resources - Salt 
Lake City 


irr.com 


T (801) 263-9700 
F (801) 263-9709 


5107 South 900 East 
Suite 200 
Salt Lake City, UT 84117 


  


Licenses (Cont'd) 
Texas, Certified General Appraiser, 1380412, Expires February 2023 


California, California, 3002918, Expires February 2023 


Florida, Certified General Appraiser, RZ3810, Expires November 2022 


Nevada, Certified General Appraiser, A.0207472-CG, Expires March 2023 


New Mexico, Certified General Appraiser, 03679-G, Expires April 2023 


Georgia, Certified General Appraiser, 402618, Expires March 2022 


Michigan, Certified General Appraiser, 1201076768, Expires July 2021 


Washington, Certified General Appraiser, 21002657, Expires March 2022 


Education 
MBA, University of Utah, June 1993 
 
Bachelor of Science, University of Utah, June 1991 
Major: Finance; Minor: Sociology 


Qualified Before Courts & Administrative Bodies 
2009: Wilburgene v. Kirk Blosch, et al. 
2011: National Surety Company v. Questar Gas Company 
2012: 910 Cattle Company v. Stoel Rives, LLP, et al. 
2012: Traverse Mountain Enterprises, LLC vs. Fox Ridge, LLC, et al 
2013: 910 Cattle Company v. Stoel Rivers LLP, et al 
2014: SA Group Properties, Inc. v. Highland Marketplace, L.C. 
2014: McGillis Investment Company, LLP v. Callister Nebeker & McCullough and W. Jeffery Fillmore 


dliddell@irr.com  -  (801) 263-9700 x111 
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John T. Blanck, MAI, MRICS   Integra Realty Resources - Salt 
Lake City 


irr.com 


T (801) 263-9700 
F (801) 263-9709 


5107 South 900 East 
Suite 200 
Salt Lake City, UT 84117 


  


Experience 
Mr. Blanck is the Senior Managing Director of Integra Realty Resources- Salt Lake City. He began 
his career in appraisal in 2001 and joined Integra in November 2005. He has experience in 
preparing appraisals for financial institutions, insurance companies, attorneys, accountants, 
property owners and government entities. He has broad experience across many property 
types. With Integra, Mr. Blanck manages the office, industrial and hospitality practice groups. He 
is a well-regarded local expert in the valuation of office buildings where he has considerable 
experience with historic, landmark, medical and investment grade office buildings. 
 
Notable assignments include the valuation of the Wells Fargo Tower, Cottonwood Corporate 
Center, Cornerstone Office Plaza, U.S. District Courthouse, several buildings within Thanksgiving 
Park and Thanksgiving Station and much of what is now known as Vista Station. Mr. Blanck has 
also been involved in the portfolio valuation of several of the regions largest estates. 
 
Mr. Blanck is active in the appraisal community with the Appraisal Institute. He holds the 
Appraisal Institutes MAI designation, was a member of the Utah Chapter Board of directors 
from 2009-2016 and served as President of the Utah Chapter in 2015. He currently serves on 
the AI's National University Relations Panel. 
 
In 2019, Mr. Blanck was named the Senior Managing Director of the Salt Lake City office and is 
responsible for day to day operations as well as managing the appraisal staff in the Salt Lake 
office. 


Professional Activities & Affiliations 
Designated Member (MAI) - Appraisal Institute (# 438674)  


Professional Member (MRICS) - Royal Institution of Chartered Surveyors  


Member, NAIOP  Commercial Real Estate Development Association  


Member, Salt Lake Board of Realtors  


Member, Wasatch Front Multiple Listing Service  


Member, Wyoming Multiple Listing Service  


Member, Teton County Multiple Listing Service  


2010 - 2014 Trustee, Utah Association of Appraisers (elected as President in 2012 and Past President 
in 2013)  


2009 - 2016 Director/Officer and Member of Board of Directors, Utah Chapter of the Appraisal 
Institute (served as Chapter President in 2015)  


2018-2019 Member of National University Relations Panel  


2008 Education Co-Chair, Utah Chapter of the Appraisal Insitute  


2005-2007 Salt Lake Branch Chair, Utah Chapter of the Appraisal Institute  


Licenses 
Idaho, Certified General Appraiser, CGA-3517, Expires July 2021 


Utah, Certified General Appraiser, 5506449-CG00, Expires October 2022 


Utah, Sales Agent, 5660584-SA00, Expires May 2022 


Wyoming, Certified Real Estate Appraiser, Permit #865, Expires September 2022 


Montana, Certified General Appraiser, 6518, Expires March 2022 


jblanck@irr.com  -  (801) 263-9700 x109 
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John T. Blanck, MAI, MRICS   Integra Realty Resources - Salt 
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T (801) 263-9700 
F (801) 263-9709 


5107 South 900 East 
Suite 200 
Salt Lake City, UT 84117 


  


Licenses (Cont'd) 
Colorado, Certified General Appraiser, CG200001934, Expires December 2021 


Education 
Master of Business Administration (MBA), University of Utah, 2008 
 
Bachelor of Arts-Finance, University of Utah, 2004 


Qualified Before Courts & Administrative Bodies 
Mr. Blanck has successfully completed the Appraisal Institutes Litigation Professional Development 
Program coursework and examinations. He has worked with attorneys throughout the region on 
various litigation matters and has been qualified as an expert witness.  
 
2006: Terry v. Kent, et al. 
2016: Discover Card v. SL County Board of Equalization 
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Benjamin H. Lubbers   Integra Realty Resources - Salt 
Lake City 


irr.com 


T (801) 263-9700 
F (801) 263-9709 


5107 South 900 East 
Suite 200 
Salt Lake City, UT 84117 


  


Experience 
Analyst, appraiser and consultant of commercial real estate for Integra Realty Resources - Salt 
Lake City in Salt Lake City, Utah, March 2012 to present. 


Professional Activities & Affiliations 
Appraisal Institute, Candidate for Designation  


Real Estate Principles, University of Utah, May 2008  


Real Estate Finance, University of Utah, August 2008  


Real Estate Development, University of Utah, December 2008  


Real Estate Analysis Techniques, University of Utah, December 2009  


Real Estate Market Analysis, University of Utah, August 2010  


Basic Appraisal Principles, Appraisal Institute, April 2012  


Basic Appraisal Procedures, Appraisal Institute, April 2012  


Uniform Standards of Professional Appraisal Practice, Appraisal Institute, July 2012  


General Appraiser Sales Comparison Approach, May 2015  


General Appraiser Site Valuation and Cost Approach, July 2015  


General Appraiser Report Writing and Case Studies, April 2014  


General Appraiser Market Analysis and Highest and Best Use, January 2016  


Advanced Income Capitalization, May 2016  


Supervisory Appraiser and Appraiser Trainee Course, June 2014  


Business Practices and Ethics, October 2013  


Real Estate Finance, Statistics, and Valuation Modeling, October 2013  


Licenses 
Utah, Certified General Appraiser, 6077208-CG00, Expires October 2021 


Utah, Sales Agent, 6077208-SA00, Expires January 2022 


Education 
Bachelor of Science in Finance, University of Utah, December 2008 
Master of Real Estate Development, University of Utah, August 2010 
Graduate Certificate in Historic Preservation, University of Utah, May 2010 
Graduate Certificate in Urban Planning, University of Utah, August 2010 


blubbers@irr.com  -  (801) 263-9700 x108 
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About IRR 


Integra Realty Resources, Inc. (IRR) provides world-class commercial real estate valuation, counseling, 
and advisory services. Routinely ranked among leading property valuation and consulting firms, we are 
now the largest independent firm in our industry in the United States, with local offices coast to coast 
and in the Caribbean. 


IRR offices are led by MAI-designated Senior Managing Directors, industry leaders who have over 25 
years, on average, of commercial real estate experience in their local markets. This experience, 
coupled with our understanding of how national trends affect the local markets, empowers our clients 
with the unique knowledge, access, and historical perspective they need to make the most informed 
decisions. 


Many of the nation's top financial institutions, developers, corporations, law firms, and government 
agencies rely on our professional real estate opinions to best understand the value, use, and feasibility 
of real estate in their market. 


Local Expertise...Nationally! 


irr.com 
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Definitions 


The source of the following definitions is the Appraisal Institute, The Dictionary of Real Estate 
Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015), unless otherwise noted. 


As Is Market Value 
The estimate of the market value of real property in its current physical condition, use, and zoning as 
of the appraisal date. 


Disposition Value 
The most probable price that a specified interest in property should bring under the following 
conditions: 


1. Consummation of a sale within a specified time, which is shorter than the typical exposure 
time for such a property in that market. 


2. The property is subjected to market conditions prevailing as of the date of valuation. 


3. Both the buyer and seller are acting prudently and knowledgeably. 


4. The seller is under compulsion to sell. 


5. The buyer is typically motivated. 


6. Both parties are acting in what they consider to be their best interests. 


7. An adequate marketing effort will be made during the exposure time. 


8. Payment will be made in cash in U.S. dollars (or the local currency) or in terms of financial 
arrangements comparable thereto. 


9. The price represents the normal consideration for the property sold, unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale. 


This definition can also be modified to provide for valuation with specified financing terms. 


Effective Date 
1. The date on which the appraisal or review opinion applies. 


2. In a lease document, the date upon which the lease goes into effect. 


Entitlement 
In the context of ownership, use, or development of real estate, governmental approval for 
annexation, zoning, utility extensions, number of lots, total floor area, construction permits, and 
occupancy or use permits. 


Entrepreneurial Profit 
1. A market-derived figure that represents the amount an entrepreneur receives for his or her 


contribution to a project and risk; the difference between the total cost of a property (cost of 
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development) and its market value (property value after completion), which represents the 
entrepreneur’s compensation for the risk and expertise associated with development. An 
entrepreneur is motivated by the prospect of future value enhancement (i.e., the 
entrepreneurial incentive). An entrepreneur who successfully creates value through new 
development, expansion, renovation, or an innovative change of use is rewarded by 
entrepreneurial profit. Entrepreneurs may also fail and suffer losses. 


2. In economics, the actual return on successful management practices, often identified with 
coordination, the fourth factor of production following land, labor, and capital; also called 
entrepreneurial return or entrepreneurial reward. 


Exposure Time 
1. The time a property remains on the market. 


2. The estimated length of time that the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at market value on 
the effective date of the appraisal; a retrospective opinion based on an analysis of past events 
assuming a competitive and open market. 


Fee Simple Estate 
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, police power, and escheat. 


Floor Area Ratio (FAR) 
The relationship between the above-ground floor area of a building, as described by the zoning or 
building code, and the area of the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice the total land 
area. 


Highest and Best Use 
1. The reasonably probable use of property that results in the highest value. The four criteria 


that the highest and best use must meet are legal permissibility, physical possibility, financial 
feasibility, and maximum productivity. 


2. The use of an asset that maximizes its potential and that is possible, legally permissible, and 
financially feasible. The highest and best use may be for continuation of an asset’s existing use 
or for some alternative use. This is determined by the use that a market participant would 
have in mind for the asset when formulating the price that it would be willing to bid. (ISV) 


3. [The] highest and most profitable use for which the property is adaptable and needed or likely 
to be needed in the reasonably near future. (Uniform Appraisal Standards for Federal Land 
Acquisitions) 
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Investment Value 
1. The value of a property to a particular investor or class of investors based on the investor’s 


specific requirements. Investment value may be different from market value because it 
depends on a set of investment criteria that are not necessarily typical of the market. 


2. The value of an asset to the owner or a prospective owner for individual investment or 
operational objectives. 


Lease 
A contract in which rights to use and occupy land, space, or structures are transferred by the owner to 
another for a specified period of time in return for a specified rent. 


Leased Fee Interest 
The ownership interest held by the lessor, which includes the right to receive the contract rent 
specified in the lease plus the reversionary right when the lease expires. 


Leasehold Interest 
The right held by the lessee to use and occupy real estate for a stated term and under the conditions 
specified in the lease. 


Liquidation Value 
The most probable price that a specified interest in real property should bring under the following 
conditions: 


1. Consummation of a sale within a short time period. 


2. The property is subjected to market conditions prevailing as of the date of valuation. 


3. Both the buyer and seller are acting prudently and knowledgeably. 


4. The seller is under extreme compulsion to sell. 


5. The buyer is typically motivated. 


6. Both parties are acting in what they consider to be their best interests. 


7. A normal marketing effort is not possible due to the brief exposure time. 


8. Payment will be made in cash in U.S. dollars (or the local currency) or in terms of financial 
arrangements comparable thereto. 


9. The price represents the normal consideration for the property sold, unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale. 


This definition can also be modified to provide for valuation with specified financing terms. 


Marketing Time 
An opinion of the amount of time it might take to sell a real or personal property interest at the 
concluded market value level during the period immediately after the effective date of an appraisal. 
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Marketing time differs from exposure time, which is always presumed to precede the effective date of 
an appraisal. 


Market Value 
The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of 
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 


• buyer and seller are typically motivated; 


• both parties are well informed or well advised, and acting in what they consider their own 
best interests; 


• a reasonable time is allowed for exposure in the open market; 


• payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 


• the price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale. 


(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g]; also Interagency Appraisal and 
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472) 


Prospective Opinion of Value 
A value opinion effective as of a specified future date. The term does not define a type of value. 
Instead, it identifies a value opinion as being effective at some specific future date. An opinion of 
value as of a prospective date is frequently sought in connection with projects that are proposed, 
under construction, or under conversion to a new use, or those that have not yet achieved sellout or a 
stabilized level of long-term occupancy. 
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Addendum C 


Zoning Ordinance 
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19.04 Establishment Of Zoning Districts And Official Map
19.04.010 Zoning Districts And Classification Established 
19.04.020 Purpose Of Zoning Districts 
19.04.030 Application Of Zoning District Regulations 
19.04.040 Official Zoning District Map 
19.04.050 Zoning District Boundary Interpretation 


19.04.010 Zoning Districts And Classification Established


For the purposes of this Title, all of the land within the corporate limits of the City of Layton, Utah is 
hereby divided into zoning districts. The boundaries of the zoning districts are shown on the Official 
Zoning District Map of Layton. The classification of zoning districts is as follows:


A Agriculture


A-2 Agricultural Production


R-S Residential Suburban


R-1 Single Family Residential


R-2 Single and Two Family Residential


R-MH Mobile Home Parks & Subdivisions


R-M1 Low/Medium Density Residential


R-M2 Medium Density Residential


R-H High Density Residential


B-RP Business and Research Park


PB Professional Office


CP-1 Planned Neighborhood Commercial


CP-2 Planned Community Commercial


CP-3 Planned Regional Commercial


C-TH Condominium/Townhouse


C-H Planned Highway Commercial


M-1 Light Manufacturing/Industrial


M-2 Heavy Manufacturing/Industrial


MU Mixed-Use


DO-1 Mixed-Use Design Overlay District


MU-TOD Mixed-Use – Transit Oriented Development
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Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997


Ord. No. 04-69, Recodified, 12/16/2004


HISTORY 
Amended by Ord. 19-07 on 1/17/2019 
Amended by Ord. 19-38 on 11/21/2019 


19.04.020 Purpose Of Zoning Districts


In addition to the general purposes of this Title identified in Section 19.01.040, the various zoning 
districts each serve a more specific individual purpose, as described below:


1. The "A" (agricultural) zoning district is established to provide areas for agricultural and related 
uses, along with very low density residential uses. This designation shall be applied to land with 
appropriate topographic conditions, where the intrusion of urban uses would be inappropriate or 
untimely, due to lack or need of urban services and facilities.


2. The “A-2” (agricultural production) zoning district is established to provide areas for agricultural 
related use including indoor and outdoor growing and production operations.


3. The "R" (residential) zoning districts are created to provide for a range of densities which will 
reflect the diverse needs and desires of the people of Layton City. These zoning districts shall 
also allow for other compatible uses which may complement the primarily residential function of 
the district, under certain conditions. Basic urban services and utilities should be available in all 
of these zoning districts; however, some R-S zoning districts may not meet this standard:


a. The "R-S" zoning district is intended to provide area for very low density, suburban-type 
uses. It may, provided adequate lot area exists, include farm animals.


b. The "R-1" zoning district is intended to provide areas for single family attached and
detached dwellings of a low density.


c. The "R-2" zoning district is intended to provide areas for low density single family 
detached and attached dwellings and two-family dwellings.


d. The "R-MH" zoning district is intended to provide areas for mobile home parks and mobile 
home subdivisions to develop at a low density. Because of the required size of these 
developments, they should be located adjacent to an arterial or collector street.


e. The "R-M" zoning districts are intended to provide areas for multi-family attached 
dwellings at medium to high-medium densities. Single family dwellings are also allowed in 
these zoning districts. These zoning districts shall be located adjacent arterial streets and,
in some circumstances, major collector streets.


f. The "R-H" zoning district is intended to provide areas for high density, multi-family 
residential dwellings. Single family dwellings are also allowed in these zoning districts. 
These zoning districts shall be located adjacent to arterial streets.


4. The "B-RP" (business and research park) zoning district is intended to be an attractive 
environment for offices, research facilities, and environmentally appropriate assembly uses as 
well as appropriate amenities supporting employee activity. Uses receiving site plan approval for 
this zoning district should be compatible with surrounding uses and integrated so that all 
development creates an open campus like atmosphere. This is to be accomplished with a 
number of design components including attractive buildings, meandering walks, and well thought 
out generous landscaping.


5. The "PB" (professional business) zoning district is intended to provide area for offices and 
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institutions in which the intensity of use, in terms of hours of operation and number of customers, 
is less than that of a commercial zoning district. These zoning districts should be located along 
arterial or collector streets, abutting adjacent residential neighborhoods which would patronize 
these uses.


6. The "C" (commercial) zoning districts are intended to provide area for commercial uses based on 
considerations such as: the intensity of the use, goods and services provided, and the market 
area. In all cases, these zoning districts shall abut an arterial or major collector street.


a. The "CP-1" (planned neighborhood commercial) zoning district is intended to provide 
commercial services to an area of limited size, for basic trade and personal services 
which occur regularly or frequently. The major market area for this zoning district is the 
adjacent residential areas. This type of zoning district should be located at the 
intersection of arterial or collector streets. It services both pedestrian and vehicular traffic.


b. The "CP-2" (planned community commercial) zoning district is to provide a range of 
commercial uses greater than that of the CP-1, but at a lower intensity than a regional 
commercial zoning district. The basic market for this zoning district is vehicular-oriented
and the major market area is Layton City. This type of zoning district is best located at the 
intersection of arterial streets.


c. The "CP-3" (planned regional commercial) zoning district is to provide an area in which a 
full range of commercial and professional uses may locate in a limited area. The limited 
area of this zoning district functions to heighten the intensity of use, concentrate activity, 
and make it a community focal point. These zoning districts should abut major arterial 
streets and be located near freeway access, as well as mass transit lines.


d. The "C-H" (planned highway commercial) zoning district is intended to provide area 
abutting major arterial streets for a full range of commercial and professional uses; 
however, the primary focus should be on uses which require large retail display or 
merchandise storage areas and serve a regional market.


7. The "M" (manufacturing/industrial) zoning districts are intended to provide area for manufacturing 
and industrial uses, where they will have the necessary services and facilities, and minimize 
obtrusions by adjoining uses and zoning districts. These zoning districts shall be located near rail 
lines and shall be near Interstate Highway interchanges for ease of transportation of goods. In 
order to minimize conflict among incompatible uses, most non-industrial uses are not allowed in 
the "M" zoning districts.


a. The "M-1" (light manufacturing/industrial) zoning district is intended to provide area for 
manufacturing and industrial development with less intensive use. The largest portion of 
these types of uses shall be contained inside of structures. These zoning districts should 
be located near major arterial streets and be located so as to provide easy access to the 
Interstate Highway system. Because of the highly visible locations of these uses, special 
attention shall be paid to visual aesthetics.


b. b. The "M-2" (heavy manufacturing/industrial) zoning district is intended to provide area 
for heavy manufacturing and industrial development. These uses shall be located near 
major arterials and located so as to provide easy access to the Interstate Highway 
system. Proximity to rail lines may also be a determinant in locating these zoning districts.


8. The "MU" (Mixed-Use) zoning district is intended to provide areas that may combine commercial 
or retail uses with multi-family residential uses within buildings, or within close proximity to other 
uses along a corridor or within a walkable district.


9. The "DO-1" (Mixed-Use Design Overlay) zoning district is intended to define specific areas within 
the MU zoning district where a height greater than three (3) stories and up to five (5) stories is 
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desired. The DO-1 zoning district includes provisions for appropriate height transitions and 
buffers to ensure compatibility with off-site single family residential uses.


10. The "MU-TOD" (Mixed-Use - Transit Oriented Development) zoning district is intended to provide 
locations for mixed-use developments with convenient pedestrian access to jobs, shopping, 
entertainment, and multiple-family residential housing within close proximity to public 
transportation facilities. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997 
Ord. No. 04-69, Recodified, 12/16/2004 


HISTORY 
Amended by Ord. 19-07 on 1/17/2019 
Amended by Ord. 19-38 on 11/21/2019 


19.04.030 Application Of Zoning District Regulations


1. No building or part thereof or other structure shall be erected, altered, added to, or enlarged, nor 
shall any land, building, structure, or premises be used, designated, or intended to be used for 
any purpose, or in any manner other than is included among the uses hereinafter listed as 
permitted in the zoning district in which such building, land, or premises are located. 


2. No building or part thereof or structure shall be erected, reconstructed, or structurally altered to 
exceed in height the limit hereinafter designated for the zoning district in which such building is 
located, unless building height exception is expressly allowed. 


3. No building, structure, or part thereof, shall be erected, nor shall any existing building be altered, 
enlarged or rebuilt, or moved into any zoning district, nor shall any open space be encroached 
upon or reduced in any manner, except in conformity to the yard, building site area, and building 
location regulations hereinafter designated for the land use and the zoning district in which such 
building or open space is located. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997 
Ord. No. 04-69, Recodified, 12/16/2004


19.04.040 Official Zoning District Map


1. The boundaries of the zoning districts established in Section 19.04.010 of the Layton Municipal 
Code are hereby established as shown on the Official Zoning District Map, which together with all 
explanatory matter thereon, is hereby adopted by reference and declared to be part of this 
ordinance. 


2. The Official Zoning District Map shall be identified by the signature of the Planning Director and 
shall bear the date of adoption. All subsequent changes to the Map shall include the new 
effective date and shall be initialed by the Planning Director. 


3. If, in accordance with the provisions of this Title and Section 10.9.401 et. seq., of the Utah Code, 
changes are made in zoning district boundaries or other matters portrayed on the Official Zoning 
District Map, an entry shall be made, as soon as practical after the amendment has been 
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approved by the City Council, on the Official Zoning District Map according to the requirements of 
Subsection 19.04.040(2). 


Any amendment to this Title which involves matters portrayed on the Official Zoning District Map 
shall be in full force and in effect on the date of the adopted ordinance. 


4. No changes of any nature shall be made on the Official Zoning District Map or matter shown 
thereon except in conformity with the procedures set forth in Chapter 19.17 of the Layton 
Municipal Code. Any unauthorized change of whatever kind by any person or persons shall be 
considered a violation of this ordinance and punishable as provided under Chapter 19.19 of the 
Layton Municipal Code. 


5. Regardless of the existence of purported copies of the Official Zoning District Map, which may 
from time to time be made or published, the Official Zoning District Map, which shall be located in 
the Community and Economic Development Department office shall be the final authority as to 
the current status of zoning districts. 


6. In the event that the Official Zoning District Map becomes damaged, destroyed, or lost, or difficult 
to interpret because of the nature or number of changes and additions, the City Council may, by 
ordinance, adopt a new Official Zoning District Map or any subsequent amendment thereof. The 
new Official Zoning District Map shall be identified as defined in Subsection 19.04.040(2). 


Unless the prior Official Zoning District Map has been lost or destroyed, the prior Map or any 
significant remaining parts thereof shall be preserved, together with all available records 
pertaining to its adoption or amendment. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997 
Ord. No. 04-69, Recodified, 12/16/2004


HISTORY 
Amended by Ord. 17-22 on 5/18/2017 


19.04.050 Zoning District Boundary Interpretation


Where uncertainty exists as to the boundaries of zoning districts as shown on the Official Zoning District 
Map, the following rules shall apply:


1. Boundaries indicated as approximately following the center lines of roads or streets, highways, or 
alleys shall be construed to follow such center lines; 


2. Boundaries indicated as approximately following platted lot lines shall be construed as following 
such lot lines; 


3. Boundaries indicated as approximately following City limits shall be construed as following such
City limits; 


4. Boundaries indicated as approximately following center lines of streams or canals shall be 
construed to follow such center lines; 


5. Boundaries indicated as parallel to or extensions of features indicated above shall be so 
construed. Distances not specifically indicated on the Official Zoning District Map shall be 
determined by the scale of the Map; and 


6. Where physical or cultural features existing on the ground are at variance with those shown on 
the Official Zoning District Map, or in other circumstances not covered in the aforementioned 
rules, the Zoning Administrator shall interpret the zoning district boundaries. 
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Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997 
Ord. No. 04-69, Recodified, 12/16/2004


HISTORY 
Amended by Ord. 17-13 on 6/15/2017 


  


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9159   Page 95 of 141



https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/layton/ordinances/documents/Ord%2017-13.pdf





3/16/2021 Print Preview


https://layton.municipalcodeonline.com/book/print?type=ordinances&name=19.05_General_And_Specific_Development_Regulations 1/11


   
19.05 General And Specific Development Regulations
19.05.010 Purpose 
19.05.020 General Development And Lot Requirements For All Zoning Districts 
19.05.030 Requirements Specific To Residential And Agricultural Zoning Districts, Lot Area, Coverage, 
Width, Minimum Dwelling Size, Height Regulations And Dwellings Per Lot 
19.05.040 Private Swimming Pools, Tennis Courts, Skateboard Ramps, Satellite Dishes, And Basketball 
Standards Or Courts 
19.05.050 Development Regulations Specific To Professional Business, Commercial, And 
Manufacturing Zoning Districts 
19.05.060 Wireless Telecommunication Equipment 
19.05.070 Bus Shelters 


19.05.010 Purpose


This Chapter establishes the basic regulations for the development of land in the City of Layton. This 
Chapter contains all such regulations with the exception of any additional regulation or clarification that 
may be contained in other Chapters of this Title. All structures and buildings in any zoning district shall 
be subject to the restrictions and limitations stated in the Layton Municipal Code, wherever applicable.


Table 5-1 establish the general regulations for lot size, setback, height, bulk, open space, and 
landscaping for all land uses. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997 
Ord. No. 04-69, Recodified, 12/16/2004


19.05.020 General Development And Lot Requirements For All Zoning Districts


1. Semi-private recreation clubs. The Land Use Authority as defined in Section 19.01.135 may 
permit, as a conditional use, the use of land in any zoning district for semi-private swimming 
clubs, tennis courts, or other recreational facilities providing that in all such cases, the following 
conditions are met: 


a. The facilities shall be owned and maintained by the members; and 


b. A minimum of 75% of the membership must be residents of the neighborhood or section 
of the subdivision. 


2. Yard space for one building only. No required yard or other open space around an existing 
building or which is hereafter provided around any building, for the purpose of complying with the 
provisions of this Title, shall be considered as providing yard or open space for any other
building; nor shall any yard or other open space on an adjoining lot be considered as providing a 
yard or open space on a lot whereon a building is to be erected or established; nor shall side 
yards or required width of any lot be acquired by purchase or other means by making 
substandard the side yards or width of any adjacent lot. No space needed to meet the width, 
depth, yard, area, parking or other requirements of this Title for lot or building may be sold or 
leased away from such lot or building. 


3. Every dwelling on a lot. Every dwelling structure shall be located and maintained on a separate 
lot having no less than the minimum area, width, depth and frontage required by this Title for the 
zoning district in which the dwelling structure is located, except that group dwelling complexes 
and planned residential unit developments (PRUDs), or other more flexible requirements as 
permitted by this Title, may vary from this requirement. 


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9160   Page 96 of 141



https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05_General_And_Specific_Development_Regulations

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.010_Purpose

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.020_General_Development_And_Lot_Requirements_For_All_Zoning_Districts

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.030_Requirements_Specific_To_Residential_And_Agricultural_Zoning_Districts,_Lot_Area,_Coverage,_Width,_Minimum_Dwelling_Size,_Height_Regulations_And_Dwellings_Per_Lot

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.040_Private_Swimming_Pools,_Tennis_Courts,_Skateboard_Ramps,_Satellite_Dishes,_And_Basketball_Standards_Or_Courts

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.050_Development_Regulations_Specific_To_Professional_Business,_Commercial,_And_Manufacturing_Zoning_Districts

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.060_Wireless_Telecommunication_Equipment

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.070_Bus_Shelters

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.010_Purpose

https://layton.municipalcodeonline.com/book?type=ordinances#name=Tables_5-1_And_5-2

https://layton.municipalcodeonline.com/book?type=ordinances#name=19.05.020_General_Development_And_Lot_Requirements_For_All_Zoning_Districts





3/16/2021 Print Preview


https://layton.municipalcodeonline.com/book/print?type=ordinances&name=19.05_General_And_Specific_Development_Regulations 2/11


4. Reduction in lot size permitted. No parcel of land, which has less than the minimum width 
frontage, and area requirements for a building lot for the zoning district in which it is located, may 
be cut off, placed under separate deed, or sold from a larger parcel of land for the purpose, 
whether immediate or future, of building or development as a building lot unless a variance is 
granted by the Land Use Appeal Authority as per Section 19.18.070 of this Title. 


5. Lot standards. Except for more flexible requirements such as those pertaining to planned 
residential unit developments (PRUDs), group dwellings, or as may be otherwise provided in this 
Title, every lot within the City shall have such area and the required frontage upon a dedicated 
public or approved private street, as is required by this Title, before a building permit may be 
issued. 


6. Approval of culinary water supply and sewage disposal required. Where either a supply of piped 
water under pressure, approved for use by the municipality or a connection to an approved 
sanitary sewer system is not available, no building permit shall be issued for main buildings, or 
other buildings which would utilize such facilities until the proposed plan for sewage disposal and 
the proposed source of water supply has been approved by the Layton City and North Davis 
Sewer District as applicable. 


7. No obstructions in flood plain. No building, structure, fence, or other obstruction may be 
constructed within any portion of "Zone A" as defined on the FEMA Flood Insurance Map. No 
such flood plains as defined by FEMA, may be otherwise reduced in effectiveness in any manner 
by the dumping of garbage, other refuse, or earth, or by leveling or obliterating it otherwise. 


8. Use of solar energy encouraged The use of active and passive solar energy is encouraged for 
use in developments where such technology would be appropriate. A property owner may either 
purchase or receive as a gift, solar rights from another property owner. Such transactions should 
be recorded with the Davis County Recorder's Office. 


9. Energy conservation. The conservation of non-renewable energy sources is encouraged through 
the use of proper building materials and site planning. Such concerns will be considered by the 
staff and Planning Commission at the time the site plan is reviewed. 


10. Effect of Master Transportation Plan on location of structures. The mapped street line provided 
by the Master Transportation  Plan shall be considered as the front lot line of a building lot and 
the setback from that line shall be the same as required for any front setback, and no building or 
structure shall be erected within the right-of-way of the proposed street shown on the Master 
Transportation Plan. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 00-34, Amended, 8/17/2000Ord. No. 97-19, Enacted, 4/17/1997Ord. No. 04-69, Recodified, 
12/16/2004


HISTORY 
Amended by Ord. 17-13 on 6/15/2017 
Amended by Ord. 20-40 on 12/17/2020 


19.05.030 Requirements Specific To Residential And Agricultural Zoning Districts, Lot Area, 
Coverage, Width, Minimum Dwelling Size, Height Regulations And Dwellings Per Lot


1. Location of structures accessory to agriculture. No hay, barn, silo, equipment shed, storage 
building, and similar accessory building to the agricultural use of land may be located closer than 
ten feet to any side or rear boundary line and 100' to any public street or to any dwelling on 
adjacent properties. 


2. Minimum height of dwellings. In those zoning districts allowing dwellings, no dwelling shall be 
erected where more than ten percent of its main floor area is, or will be, below the finished 
surface grade. No basement houses shall be permitted. 
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3. Maximum building heights for accessory structures. Accessory structures shall have a 
maximum height of 18' to the mid-point between the peak of the roof and the eave when they are 
located within three feet of the nearest property line and at least six feet behind the main 
structure. Structures over 18' in height shall have an additional three foot setback from all 
property lines and the rear of the main structure for every additional one foot in height. In no case 
shall an accessory structure exceed the maximum height of 23' when measured to the mid-point 
between the peak of the roof and the eave. For structures that are located in the side yard of the 
main structure the minimum side setbacks for the underlying zoning district shall apply and for 
every one foot increase in height structures shall be setback an additional three feet from the 
property line and shall have a maximum height of 23' to the mid-point between the peak of the 
roof and the eave. 


4. Setbacks and lot area requirements for accessory residential dwelling units. Detached 
accessory residential dwelling units or structures shall be located in the rear yard and shall have 
a minimum of a 20' rear yard setback and the side yard setbacks shall be the same as that of the 
main structure for the zoning district in which it is located. In no case shall a detached accessory 
residential dwelling unit be more than 40% of the living area of the principle dwelling, nor more 
than 1,000 square feet, nor have more than two bedrooms. Detached accessory residential 
dwelling units shall adhere to the same design guidelines as single-family homes as outlined in 
Section 19.13.050 of this Title. 


5. Accessory structures and dwelling units; permit required. Accessory structures that are not 
designed for human occupancy shall be reviewed as a permitted use in the applicable zoning 
districts.  Accessory residential dwelling units shall require a conditional use permit issued by the 
Land Use Authority as defined in Section 19.01.135.  The applicant/owner shall be required to 
sign a letter of agreement with the conditional use permit and building permit that states that the 
accessory residential dwelling unit is approved for individuals that are related by blood and the 
owner of the property must reside in either the primary or accessory dwelling. 


6. Exceptions to building height limitations. Penthouse or roof structures for the housing of 
elevators, stairways, tanks, ventilating fans, or similar equipment required to operate and 
maintain the building, fire or parapet walls, skylights, towers, steeples, flagpoles, chimneys, 
smokestacks, water tanks, radio, microwave and television towers or antennae, theater lofts, 
silos, solar collectors, solar louvers and reflectors, or similar structures may be erected above the 
height limits herein prescribed, but no space above the height limits shall be allowed for 
purposes of providing additional floor space, nor shall it provide for human occupancy. 


7. Property access requirements. No building permit shall be issued for a building that is to be 
constructed on a lot or parcel that does not either abut a dedicated public street or highway, or a 
private roadway open to the public. However, if an unobstructed, recorded easement of right-of-
way of ingress and egress exists across property or properties providing the necessary access, 
the aforementioned proscription may be waived. This right-of-way shall comply with pertinent 
Code provisions and shall not be obstructed in any manner without the mutual agreement of the 
property owner(s) over which said right-of-way is located, the beneficiary of said right-of-way, 
and the City. 


This Section shall be retroactive for the purpose of maintaining unobstructed access. It shall be 
applicable to include any residential property, for which a building permit has been issued or the 
dwelling has been legally constructed. 


8. Minimum size of dwellings. No single family dwelling shall be erected which contains less than 
900 square feet of gross main floor area. 


9. Projections into required yards. Every part of a required yard shall be open to the sky; 
unobstructed except for accessory structures in a rear yard. Certain architectural features may 
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project into required yards or courts as follows: 


a. Ordinary projections of belt courses, chimneys, cornices, flues, lintels, solar 
appurtenances, and sills may project up to two feet into required front, rear, and side yard 
spaces. Eaves, gutters, and roof overhangs may project up to four feet into required front, 
rear, and side yard spaces. Cantilever arch features shall not exceed 20% of any wall 
length and shall not project into any required yard space more than two feet. Said yard 
areas are to be measured from the fascia. 


b. Roofed and un-walled decks, balconies, porches, or other similar architectural features 
may project into required front yards up to six feet, side yards up to four feet, and rear 
yards up to ten feet. Said projections into required yard areas shall be measured from the 
fascia. 


c. Unless otherwise prohibited, fences, signs, and yard lights are permitted in front, rear, 
and side yards as provided in Chapters 19.16 and 19.20. 


d. Building accessories designed and intended to control light entering a building (e.g., 
aluminum or canvas awnings) and being either a permanent or temporary part of such 
building may project five feet into any front or rear yard space and three feet into any side 
yard space, provided that they are attached only to the wall of the main building. 


e. Covered or uncovered walk-out basement features may project up to ten feet into 
required rear yard spaces and four feet into required front and side yard spaces. Said 
projections into required yard areas shall be measured from the foundation line for 
uncovered walk-outs and the fascia for covered walk-outs. 


10. Limitation on front setback requirements. No dwelling shall be set back more than 100' from a 
front lot line unless approved by the  Development Staff.  (See Title 18, Land Use Development.) 


11. On any residential dwelling structure, a permanent roof or canopy may be added to the main 
building at any time. Such canopy may extend into the required rear yard a maximum of ten feet, 
but may not extend into any required front or side yard. Canopies shall not have walls other than 
the attachment to the main building. 


12. Substandard lots. The requirements of this Title as to minimum lot area or lot width shall not be 
construed to prevent the use for a single-unit dwelling on any lot or parcel of land in the event 
that such lot has been held in separate ownership since adoption of these regulations, being May 
5, 1983, and complied with zoning regulations in effect prior to that date. 


13. Front setback transition - Increase, reduction. 


a. The front setback required for a building on an inside lot may be reduced where a main 
building with a nonconforming front set back exists on any lot adjacent thereto, within the 
same block frontage, to the extent that the average of the front setback of the existing 
building and the required front setback is maintained. Where one main building exists on 
each lot adjacent thereto, the front setback for a proposed building on the inside lot may 
be the average of the setbacks of existing buildings. 


b. Building lots adjacent to arterial roadways, and on which residential dwelling structures 
were constructed at the time when the required setback from the arterial roadway was 
30', will retain the 30' setback as the development requirement for said lot. 


c. Where, within the same block frontage, property is zoned partly for residential and partly 
for commercial or industrial use, or where any part of the block is so zoned as to require a 
front setback, the front setback required for the most restricted portion of the block shall 
be required for the entire frontage of the block on that street. 


14. Side setback reduction. 
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a. On any lot shown as a separate and distinct lot on a subdivision plat of record in the office 
of the Davis County Recorder or on any lot held under separate ownership from adjacent 
property and of record on the effective date of these regulations, which is May 5, 1983, 
and such lot having a smaller width than required in the zoning district in which it is 
located, each side setback and the total side setback requirements shall be not less than 
the same percentage of the width of the lot as the required setback would be of the 
required width of the lot, provided that on corner lots, no side setback shall be permitted 
which is less than four feet, and on inside lots the side setback shall be not less than four 
feet (4') on one side and ten feet on the other. All fractions of a foot resulting from the 
calculation required shall be resolved to the closest one-half foot. The side yard on a 
street shall not be reduced to less than 20'. 


b. The side setback of a proposed addition to a building, which is nonconforming with 
respect to side setback, may be the same as the existing side setback of the original 
building at the adjoining walls, provided that such setback shall be not less than four feet, 
and further provided that such addition shall not extend the depth of the building, existing 
on the effective date of the regulations codified herein which is May 5, 1983, more than 
50%. Any enlargement made in excess of the above shall maintain the side setback 
required for new buildings in the zone in which it is located. 


c. Side yard limitations. Access to the rear yard must be preserved through at least one 
side yard. 


15. Lot, inside gore-shaped: Where such lot is a gore-shaped lot, and the side lot lines thereof 
converge either to a point or to a rear boundary which is less than one-half of the minimum 
required lot width, the rear lot line shall be construed to be an imaginary straight line crossing the 
centerline of the lot, at right angles, which is one-half of the required lot width in length. (See 
Diagram A-3.) 


a. Lot, corner classified as gore: For the purpose of locating a dwelling thereon, an owner 
of a corner lot may have the option of classifying such lot as a gore-shaped inside lot in 
which case the interior lines of same shall be designated as side lot lines and the rear lot 
line shall be determined the same as required for any inside lot. (See Diagram A-3.) 


16. Averaging of lot sizes in the "R-S" zoning district. The minimum required size of lots and 
widths of frontages in residential subdivisions located in the "R-S" zoning district may be reduced 
subject to the following conditions: 


a. A parcel must be at least three acres in size to qualify as a lot averaged subdivision; 


b. Subdivision shall be subject to the normal subdivision review and approval process; 


c. The density of the lot averaged subdivision in the "R-S" zoning district shall not exceed 
2.2 units per acre; 


d. In no case shall any lot contain less than 10,000 square feet of land area; 


e. The average lot width shall be no less than 90'; 


f. The minimum lot width shall not be less than 80'; 


g. The average lot frontage shall not be less than 70'; 


h. The minimum lot frontage shall not be less than 60'; 


i. Lots reserved for institutional uses shall be excluded from the calculation to figure units 
per acre, average lot size, width, and frontage; 


j. The side yard setback on a corner lot may be reduced to 25'; and 
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k. Lots 20,000 square feet in size or larger in a lot averaged subdivision should be clustered 
together for the purpose of keeping farm animals. Lots 20,000 square feet or larger may 
be integrated into a lot averaged subdivision subject to a development agreement 
preventing the keeping of farm animals. 


17. Averaging of lot sizes in the "R-S" zoning district adjacent to arterial streets. 


a. Where a lot-averaged subdivision is developed in the "R-S" zoning district adjacent to an 
arterial street (as identified on the Layton City Master Street Plan Map), the density of the 
area within 300' of the arterial street may be increased to a maximum of three dwelling 
units per acre. The remainder of the lot-averaged subdivision shall be developed at a 
maximum density of 2.2 units per acre. 


b. Lot area, setbacks, and frontage requirements in this area are the same as outlined in 
Subsection 19.05.030(16) except that the front yard setback may be reduced to 25' for 
lots where any portion of the lot is within 300' of the arterial street. 


18. Setbacks for institutional uses in residential and agricultural zoning districts. 


a. Institutional uses in residential and agricultural zoning districts shall have a minimum front 
yard setback of 40', a minimum side yard setback of 20', and a minimum rear yard 
setback of 40'. 


To view Zoning Tables 5-1 and 5-2 click on the link below: 
Tables 5-1 and 5-2  


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 04-27, Amended, 3/18/2004Ord. No. 97-19, Enacted, 4/17/1997Ord. No. 00-34, Amended, 
8/17/2000Ord. No. 01-34, Amended, 7/5/2001Ord. No. 02-41, Amended, 6/6/2002Ord. No. 03-07, 
Amended, 4/3/2003Ord. No. 03-25, Amended, 6/5/2003Ord. No. 03-41, Amended, 10/2/2003Ord. No. 
04-69, Recodified, 12/16/2004Ord. No. 05-15, Amended, 4/21/2005Ord. No. 06-47, Amended, 
10/5/2006Ord. No. 07-04, Amended, 1/18/2007Ord. No. 16-42, Amended, 11/3/2016


HISTORY 
Amended by Ord. 17-09 on 4/27/2017 
Amended by Ord. 17-13 on 6/15/2017 
Amended by Ord. 17-30 on 8/3/2017 


19.05.040 Private Swimming Pools, Tennis Courts, Skateboard Ramps, Satellite Dishes, And 
Basketball Standards Or Courts


1. Swimming Pool (private). No such pool shall be allowed in any zoning district except as an 
accessory use and unless it complies with the following conditions and requirements: 


a. It is an accessory use to a main building and is located within the side or rear yard thereof 
and accessory structure setbacks do not apply to the swimming pool; 


b. It is intended and is to be used solely for the enjoyment of the occupants and guests of 
the principal use of the property on which it is located; 


c. It may not be located closer than four feet to any property line  or to the home on the 
property on which it is located; the setback is measured from the water's edge to the 
property line;  


d. It shall not be less than 20' from any neighboring dwelling's livable space.  It shall not be 
less than 15' from any neighbors' non-livable area of their dwelling, which includes, but is 
not limited to, the garage, carport, or storage areas;  
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e. It shall not be less than 15' from any side lot line of an adjacent vacant lot or parcel;  


f. If pool is adjacent to the side yard of the neighboring dwelling's livable area, then the pool 
shall not be less than 20' from the neighboring dwelling's livable area, measured from the 
edge of the pool to the foundation of the neighboring dwelling's livable area.  The 
swimming pool, or the entire property on which it is located, shall be walled or fenced to a 
minimum height of six feet.  The fence shall be constructed to limit any individual from 
accessing the pool area.  The fence shall comply with all current building codes.  All gates
on said fences shall be self-closing and fitted with a self-latching device located on the 
interior side of the gate;  


g. Where a swimming pool is completely enclosed in a building, the location and setback 
requirements for an accessory structure shall apply.  Where a swimming pool is to be 
located in the vicinity of any septic tank or sewage disposal drain field, the location must 
be approved by the Davis County Health Department; and 


h. Any above ground pool lighting shall be installed and directed such that the light source or 
light bulb is not directly visible from any point five feet high along the neighboring property 
line. 


2. Tennis Court (private). No tennis court shall be allowed in any zoning district except as an 
accessory use and unless it complies with the following conditions and requirements: 


a. It is an accessory use to a main building and is located within the side or rear yard 
thereof; 


b. It is intended and is to be used solely for the enjoyment of the occupants and guests of 
the principal use of the property on which it is located; 


c. It may not be located closer than four feet to any property line of the property on which it 
is located. It shall not be less than 30' from any neighbor's dwelling or twenty feet (20') 
from any side lot line of any adjacent vacant lot; 


d. On a corner lot where the rear lot line is coterminous with a side lot line of an adjoining 
lot, it shall be located not less than 20" from such lot line; and 


e. Any court lighting shall be installed and directed such that the light source or light bulb is 
not directly visible from any point five feet high along the neighboring property line. 


3. Skateboard Ramp (private). No skateboard ramp shall be allowed in any zoning district in the 
City except as an accessory use and unless it complies with the following conditions and 
requirements: 


a. It is an accessory use to a main building and is located within the side or rear yard 
thereof; 


b. It is intended and is to be used solely for the enjoyment of the occupants and guests of 
the principal use of the property on which it is located. No commercial or advertised use 
of the ramp shall be permitted and no donations or contributions shall be solicited or 
received for use of or attendance at ramp activities; 


c. It may not be located closer than 20' to any property line of the property on which it is 
located. It shall be not less than thirty feet 30' from any neighbor's dwelling or 20' from 
any side lot line of any adjacent vacant lot; 


d. On a corner lot where the rear lot line is coterminous with a side lot line of an adjacent lot, 
it shall be located not less than 20' from such lot line; 


e. Ramp lighting shall be installed and directed such that the light source or light bulb is not 
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directly visible from any point five feet high along the neighboring property line; 


f. The ramp shall be of such a scale and design and constructed of materials which will 
minimize noise, vibration, and other nuisance factors commonly associated with ramp 
usage. Portions of the ramp may be located below ground level, but in no case shall any 
portion of the ramp exceed six feet in height above ground level, excluding handrails. The 
ramp shall comply with all pertinent sections of the Uniform Building Code and all zoning 
requirements of accessory structures and a building permit shall be obtained; 


g. A set of written rules adopted to insure safe and reasonable usage and operation of the 
ramp shall be posted at all times and enforced by the owner of the property on which the 
ramp is located; and 


h. The ramp must be inside an enclosure or within an enclosed yard. 


4. Satellite dish regulations: Satellite dishes shall be regulated the same as accessory uses as 
per Table 5-1 of this Chapter. 


5. Basketball Standard and Court. A single basketball standard and court shall not be considered 
a structure or accessory structure in any residential zoning district. The placement of a basketball 
standard or court shall be in accordance with the following requirements: 


a. A light erected in conjunction with the basketball standard or court shall be installed and 
directed such that the light source or light bulb is not directly visible from any point five 
feet high along the neighboring property line; and 


b. A net or other portable device may be erected up to 13' in height behind the basketball 
standard to protect the ball from falling onto the adjacent property. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 03-46, Amended, 11/6/2003 Ord. No. 03-25, Amended, 6/5/2003 Ord. No. 08-38, Amended, 
7/17/2008 Ord. No. 08-41, Amended, 10/2/2008 Ord. No. 97-19, Enacted, 4/17/1997 Ord. No. 97-47, 
Amended, 8/7/1997 Ord. No. 04-69, Recodified, 12/16/2004


HISTORY 
Amended by Ord. 19-27 on 9/5/2019 


19.05.050 Development Regulations Specific To Professional Business, Commercial, And 
Manufacturing Zoning Districts


1. Private access to non-residential uses. Private roads providing access to professional, 
commercial, or industrial properties shall not be permitted to be constructed through properties 
zoned primarily for residential use. 


2. Gasoline pump islands. Gasoline pump islands where permitted, except those under roofs or 
canopies, as follows: those parallel to property line – 12' setback; those set at an angle with 
respect to property line shall be set back the distance required to provide one parking space ten 
feet wide and 20' long on each side of the pump island between property line and the closest 
pump to property line in the normal service position along a line lying parallel to the pump island. 


3. Canopies or overhead structures. On commercial or industrial uses, canopies or other 
overhead structures, whether freestanding or extending from a structure, may extend no closer 
than 15' from any lot line. 


4. Reduction of commercial setbacks adjacent to residential zoning districts. The Zoning 
Administrator may reduce or waive the building setbacks for commercial uses adjacent to 
residential zoning districts with consideration to the following stipulations: 
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a. The building setback requirements may be waived or modified where the adjacent land is 
designated on the Office Zoning District Map or in the General Plan for a use similar to 
that of the parcel under site plan consideration; 


b. The building setback requirements may be waived or modified where the adjoining 
property is used for any public purpose other than a school or hospital; and 


c. The building setbacks may be waived or modified where the adjacent residential property 
is used for any conditional use. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 97-19, Enacted, 4/17/1997Ord. No. 04-69, Recodified, 12/16/2004


HISTORY 
Amended by Ord. 17-13 on 6/15/2017 


19.05.060 Wireless Telecommunication Equipment


Wireless Telecommunication equipment may be allowed with the following requirements:


1. Wall mounted antennas. Wall mounted antennas are permitted uses in C-H, CP-3, M-1, and M-
2 zoning districts.  Wall mounted antennas must comply with the following criteria: 


a. Wall mounted antennas shall not extend above the roof line of the building more than four 
feet. Whip antennas shall not extend above the roof line of the building more than ten 
feet; 


b. The Zoning Administrator may require antennas and all associated equipment to be 
painted to match the color of the building or surrounding area; 


c. Wall mounted antennas may have a maximum area of 40 square feet per each side of a 
building. The area is determined by drawing straight lines around the outermost portions 
of the antennas until enclosed; 


d. All equipment associated with the use (excluding the antenna) must be screened by a 
view obstructing structure; 


e. If the associated equipment is located on the ground it must be appropriately landscaped; 
and 


f. Any appeals from a decision by the Zoning Administrator shall be to the Hearing Officer 
and must be in writing, filed within ten days of the Zoning Administrator's decision. 


2. Roof mounted antennas. Roof mounted antennas are permitted uses in the C-H, CP-3, M-1, 
and M-2 zoning districts.  The following provisions and any applicable provisions in Subsection 
(1) above shall apply to roof mounted antennas:


a. Roof mounted antennas can only be mounted on structures with flat roofs.  Exceptions 
may be granted by Staff with the following stipulations: 


i. The tower will be mounted on the roof of a building such that the building will 
obstruct the view of the antenna from the front of the building; 


ii. The antenna will be less visible from ground level than the typical antenna 
mounted on a flat roof; and 


iii. Staff decisions may be appealed to the Hearing Officer. 


b. Roof mounted antennas must be setback from the front building edge one foot for every 
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one foot of antenna height to a maximum of 15'. 


3. Mono-pole towers. Mono-pole towers are allowed in manufacturing zoning districts as a 
permitted use. Said towers must comply with all the requirements set forth in Subsection 
19.14.100(2)(c).


a. Co-location on existing mono-pole towers is a permitted use in any zoning district and is 
handled administratively. However, if the compound area needs to be expanded to handle 
additional equipment and the site is located in a zoning district that requires mono-pole 
towers to get a conditional use permit then the expansion is also a conditional use. 


4. Site location master plans. Each company desiring placement of wireless telecommunications 
facilities shall submit a site location master plan.  The master plan shall be submitted to the Land 
Use Authority as defined in Section 19.01.135 and the Community and Economic Development 
Department prior to processing any permits for permitted or conditional use locations.  The 
master plan shall include an inventory of existing and anticipated sites for the City and within 
one-half mile of the City boundary.  The plan shall indicate area coverage, if known, location, 
antenna height above existing grade, and antenna type for each site and be updated upon 
request from the Land Use Authority.


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 01-41, Amended, 10/4/2001 Ord. No. 97-19, Enacted, 4/17/1997 Ord. No. 04-69, Recodified, 
12/16/2004


HISTORY 
Amended by Ord. 17-13 on 6/15/2017 


19.05.070 Bus Shelters


Bus shelters, including those on which commercial advertisements are placed, shall be permitted on 
private property with the following requirements as well as those in Section 19.14.100 (if applicable):


1. Bus shelters on private property or in the public right-of-way shall apply to Layton City for a 
permit. The fee shall be in accordance with the City's latest Consolidated Fee Schedule. 


2. The applicant shall provide to Layton City written approval from the transit authority for the 
proposed bus shelter. 


3. There shall only be one bus shelter or bus bench at a designated public transportation stop. 


4. Bus shelters shall be limited to a total of 24 square feet of advertising. 


5. The applicant shall provide to the City several shelter designs to choose from. A similar design 
shall be used at other locations in the City unless deemed inappropriate. 


6. Bus shelters shall not be located closer than 20' to a fire hydrant. 


7. All bus shelters shall be supplied with a trash receptacle that is attached to the structure. 


8. The owner of the bus shelter shall maintain the site including the following requirements: 


a. Snow shall be removed as required to provide complete access into and around within an 
area of ten feet of the structure. 


b. The trash receptacle shall be emptied on a weekly basis or more often if needed. 


c. Any graffiti shall be removed within a 48 hour period of notification of the City. 


d. Failure to maintain the site in accordance with the above requirements will violate the 
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contract and the shelter may be removed. 


9. Only an underground power supply shall be used to supply power to the shelter. 


10. There shall be a performance bond submitted to ensure completion of the shelter as approved as 
determined by the Community and Economic Development Department. 


11. The shelter shall be erected in compliance with all applicable sections of the Uniform Building 
Code (UBC). 


12. The owner of the bus shelter shall provide a contract stating that the City shall not be liable in the 
event that there is an injury on or around the shelter or due to disrepair of the shelter. 


Ord. No. 97-35, Recodified, 6/19/1997 
Ord. No. 98-80, Enacted, 12/17/1999Ord. No. 04-69, Recodified, 12/16/2004
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19.06.240 Accessory Agricultural Uses


Accessory agricultural uses shall be permitted in the “A” (Agriculture) zone, subject to the following 
requirements:


1. Production: Agriculture and/or farm industry operations shall remain the primary use, therefore, 
agricultural and farm industry products and/or services for sale and purchase shall actively and 
continuously be provided, with an exception during the winter season; and 


2. Lot Size: The parcel and/or combination of all individual parcels shall consist of an area that is 
not less than two acres; and  


3. Scale: Accessory agricultural uses  shall not exceed 30% of the site’s overall gross acreage; and 


4. Retail Sales: Fifty percent of products and/or goods for sale shall be agricultural and farm
industry related products and/or goods; and 


5. Ownership: Operations may consist of multiple properties; however, all properties that do not 
have identical and common ownership shall provide an agreement or lease to verify land 
ownership, property owner approval, and portion(s) of land to be used for the accessory 
agricultural use; and 


6. Use of Existing Buildings: Existing buildings and facilities intended for accessory agricultural 
uses shall meet the current building code requirements and receive final occupancy approval; 
and 


7. Newly Constructed Buildings: New buildings and facilities intended for accessory agricultural 
uses shall reflect an agricultural architectural style and form that is consistent with the area’s 
rural character and existing agricultural buildings; and 


8. Noise: All noise and/or music shall be maintained at a level that any message or conversation is 
not a nuisance as defined in Layton City Municipal Code; and 


9. Outdoor hours of operation: Outdoor uses and or activities, not including residential overnight 
accommodations, shall be limited to operating during the hours of 8:00 A.M. to 10:30 P.M.; and 


10. Light: Outdoor lighting should be screened by shields or hoods to prevent glare onto adjacent 
properties. Lighting must be turned off by 10:30 P.M. for all outdoor gathering areas and/or 
arenas; and 


11. Parking: The required number of parking stalls, as outlined in Section 19.12 of this Title, shall be 
met and maintained. Parking requirements may be reduced by up to 20% if the following criteria 
is met: 


a. Evidence is provided that the parking calculations do not adequately account for 
circumstances unique to the particular proposed use; and 


b. A parking demand analysis shows that the needed number of parking stalls is less than 
the required amount of stalls as outlined in Section 19.12 of this Title.


12. Business license: A business license is required for all accessory agricultural uses. A business 
license agreement shall be required to address potential impacts to surrounding property(s). The 
business license agreement will be reviewed and approved by the Zoning Administrator, or their 
designee. 


HISTORY 
Amended by Ord. 17-21 on 7/20/2017 
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Tables 5-1 And 5-2


Tables 5-1 and 5-2


TABLE 5-1


LOT SIZE


A R-S R-1-10 R-1-8 R-1-6 R-2 R-M1 R-M2 R-H
Min. Lot Area 1st 
Dwelling 1


43,560 
s/f


15,000 
s/f


10,000 
s/f


8,000 
s/f


6,000 
s/f


8,000 
s/f


8,000 
s/f


10,000 
s/f


10,000 
s/f


Min. Lot Area for Add. 
Unit


43,560 
s/f


15,000 
s/f


10,000 
s/f


8,000 
s/f


6,000 
s/f


4,000 
s/f


2,500 
s/f


1,750 
s/f


1,400 
s/f


Min. Lot Width @ 
Setback 2 & 3


100/10
0 f


100/10
0 f 80/90 f 70/80 


f
60/70 
f


70/80 
f


80/90 
f 80/90 f 80/90 f


Min. Frontage 4 80 f 70 f 60 f 55 f 50 f 60 f 70 f 70 f 70 f


PRINCIPAL STRUCTURE SETBACKS


A R-
S


R-1-
10


R-
1-8


R-
1-6


R-
2


R-
M1


R-
M2


R-
H


Min. Front Yard 
on Arterial 5


30'
40'


25'
40'


25'
40'


25'
40'


25'
40'


25'
40'


30'
40'


30'
40'


30'
40'


Min. Between Facing Structures On Same Lot 60' 60' 60' 50' 50' 50' 50'
Min. Side Yard
Side/Total


10'/
24'


8'/
20'


8'/1
6'


8'/1
6'


6'/1
2'


8'/
18'


10'/
22'


10'/
22'


8'/1
8'


Min. Side Yard Between R-M & R-H adj. to A, R-S, R-
1, R-2 25' 25' 25'


Min. Corner Side Yard
on Arterial


30'
30'


20'
25'


20'
25'


20'
25'


20'
25'


20'
25'


25'
30'


25'
30'


25'
30'


Min. Side to Side Separation Between Residential 
Structures on Same Lot 20' 16' 13' 15' 15' 15' 15'


Min. Separation Side to Front, Side to Rear, Rear to 
Rear 30' 30' 30' 25' 25' 25' 25'


Min. Rear Yard 6 30' 30' 25' 25' 25' 30' 30' 30' 30'


Min. Rear Yard (double face street) 6 40' 40' 35' 35' 35' 40' 30' 30' 30'


Min. Corner Rear Yard 6 30' 30' 25' 25' 25' 25' 25' 25' 25'


Case 2:18-cv-00892-TC-DBP   Document 417-4   Filed 07/09/21   PageID.9173   Page 109 of
141



https://layton.municipalcodeonline.com/book?type=ordinances#name=Tables_5-1_And_5-2

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/layton/ADC/files/ordinance/1595879502_Table%205-1%20&%205-2.pdf





3/16/2021 Print Preview


https://layton.municipalcodeonline.com/book/print?type=ordinances&name=Tables_5-1_And_5-2 2/5


ACCESSORY STRUCTURE SETBACKS


A R-
S


R-1-
10


R-1-
8


R-1-
6


R-
2


R-
M1


R-
M2


R-
H


Min. Front Yard 30' 30' 25' 25' 25' 25
' 25' 25' 25'


Min. Side Yard 7 3' 3' 3' 3' 3' 3' 3' 3' 3'


Min. Corner Side Yard 8 


on Arterial
30'
30'


20'
30'


20'
30'


20'
30'


20'
30'


20
'
30
'


25'
30'


25'
30'


25'
30'


Min. Rear Yard 3' 3' 3' 3' 3' 3' 3' 3' 3'


Agriculture Struc. Front Yard Min. 10
0'


10
0'


Agriculture Struct. Side Yard Min. 10' 10'


Agriculture Struct. Rear Yard Min. 10' 10'
Agriculture Struc. Distance from Neighboring 
Dwelling


10
0'


10
0'


Distance Between Accessory and Principal Bldgs 
(same lot) 6' 6' 6' 6' 6' 6' 6' 6' 6'


Distance Between Accessory and Principal Struc. 
(adjacent lot) 12' 12' 12' 12' 12' 12


' 12' 12' 12'


STRUCTURE HEIGHT AND LOT COVERAGE


A R-S R-1-10 R-1-8 R-1-6 R-2 R-M1 R-M2 R-H


Max. Height Principal Struc.9 35' 35' 30' 30' 30' 30' 35' 35' 35'


Max. Height Accessory Struc. 10 25' 23' 18' 18' 18' 18' 18' 18' 18'


Min. Height Principal Struc. 10' 10' 10' 10' 10' 10' 10' 10' 10'


Max. Lot Coverage 60% 60% 60% 60% 70% 70% 70%


1. The R-2 and R-M1 zones require 8,000  square feet for the first two dwelling units. The R-M2 
and R-H zones require 10,000  square feet for the first two dwelling units.    


2. Corner lots shall meet the minimum lot width requirement on both street frontages.


3. In a subdivision of eight  lots or more, the lots shall be designed to provide for a variety of lot 
widths. Twenty-five percent  of the lots in the subdivision shall have a lot width at least five feet  
wider at the required front setback, than the required minimum of the zone. Twenty-five percent  
of the lots in the subdivision shall have a lot width at least ten feet  wider at the required front 
setback, than the required minimum of the zone. In order to distribute the varied lot widths 
throughout the subdivision, no more than five lots in a row of the minimum lot width of the zone 
shall be provided. 


4. Measured along the chord length for lots on curves.
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5. Residential building lots should not face onto arterial streets. In those limited circumstances 
where the only available frontage is on an arterial street, it is important to achieve the greatest 
setback possible to protect residents from the noise and safety hazards associated with 
potentially high volumes of traffic and high speeds. Side yard setbacks should also include 
greater setbacks for those same reasons. Arterial streets are defined in 19.02 Layton Municipal 
Code. 


6. In the R-1 and R-2 zones, the landscape buffer requirements of 19.16.090 apply. 


7. Minimum side yard setbacks for an accessory structure on an interior lot is three feet  if the 
accessory structure is located at least six feet behind the principal structure -- otherwise, side 
yard setback for principal structures would apply to the accessory structure. 


8. Corner lots may have an accessory structure located within five feet of the corner side yard 
property line nearest the street when: It is not more than 12’  in height to mid-point; the yard is 
walled or fenced to a minimum height of six feet. The wall or fence is sight-obscuring; and 
extended three feet in length beyond the accessory structure and runs parallel to the adjacent 
street(s). The accessory structure is not adjacent to the front yard of the adjoining property; the 
accessory structure is placed behind the rear foundation line of the principal structure; and is in 
compliance with clear view requirements. Accessory structures with a garage door facing and 
running parallel with the adjacent street must comply with the corner side yard setbacks of the 
specific zone.     


9. In Agricultural and Single Family Residential zones, primary structures constructed in conjunction 
with a Community Use as defined in Section 19.02.020 shall be allowed an additional one  foot of 
building height for everyone  foot of additional building setback up to a maximum of 100' of 
height.  Deeper building setbacks may apply, or building height(s) may be tiered as one or more 
architectural step back(s) from the minimum setbacks. Nothing in this section shall be construed 
to limit the exceptions to building height found in section 19.05.030.  Minimum side yard setback 
for an accessory structure on an interior lot is three feet  if the accessory structure is located at 
least six feet behind the principal structure - otherwise, side yard setback for principal structures 
would apply to the accessory structure.     


10. Accessory structures over 18’  in height shall have an additional three feet  setback from all 
property lines and the rear of the main structure for every additional one foot in height.    


TABLE 5-2 


LOT SIZE


A-2 B-RP P-B CP-1 CP-2 CP-3 C-H M-
1


M-
2


M
U


MU-
TOD


Min. Lot 
Area


2 
acres


20,000 
s/f


10,000 
s/f


20,000 
s/f


20,000 
s/f


20,000 
s/f


20,000 
s/f 0' 0' 0' 0'


PRINCIPAL USE


A-
2


B-
RP


P-
B


CP-
1


CP-
2


CP-
3


C-
H M-1 M-


2
M
U


MU-
TOD
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Min. Front Yard 30' 20' 25' 20' 20' 0' 0' 15' 
3


30' 0' 0'


Min. Side Yard (internal) 10' 10' 1' 0' 0' 0' 0' 0' 0' 0' 0'


Min. Side Yard (corner) 20' 20' 0' 20' 20' 0' 0' 20' 30' 0' 0'


Min. Rear Yard 10' 10' 0' 0' 0' 0' 0' 0' 0' 0' 0'
Distance Between Structures on 
Same Lot 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'


ACCESSORY USES


A-2 B-RP P-B CP-1 CP-2 CP-3 C-H M-1 M-2 MU MU-TOD


Min. Front Yard 30' 50' 30' 25' 25' 25' 25' 25' 25'


Min. Side Yard (interior) 5' 10' 1' 1' 1' 1' 1' 1' 1'


Min. Side Yard (corner) 10' 1' 0' 0' 0' 0' 0' 0' 0'


Min. Rear Yard 5' 10' 1' 1' 1' 1' 1' 1' 1'


ADJACENT TO RESIDENTIAL ZONES


A-2 B-
RP P-B CP-


1
CP-
2


CP-
3 C-H M-1 M-2 M


U
MU-
TOD


Rear 1  20'+
35'+
2


35'+
2


35'+
2


35'+
2


35'+
2


35'
+


35'
+


Side 1  20'+ 20'+ 20'+ 20'+ 20'+ 20'+ 20'
+


20'
+


Agriculture Struc. Distance 
From


100
'           


Neighboring Dwelling            


HEIGHT


A-2 B-RP P-B CP-1 CP-2 CP-3 C-H M-1 M-2 MU MU-TOD


Max. Principal Structure 35' 100' 35' 40' 40' 60' 60' 60' 100'


Max. Accessory Structure 25' 20' 35' 40' 40' 40' 40' 60' 100'


Permitted Minimum 10' 10' 10' 10' 10' 10' 10' 10' 10'


LOT COVERAGE
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A-2 B-RP P-B CP-1 CP-2 CP-3 C-H M-1 M-2 MU MU-TOD


Max.for all Buildings  40% 50% 40% 50% 60% 60% 60% 60% 100% 100%


Min. Landscaping  25% 10% 10% 10% 10% 10%


1. Those numbers which include a plus (+)sign after them indicate that for every foot of height above 35' 
on a principal use structures, and above 20' on accessory structures, an additional one foot of setback 
will be required.


2. Commercial uses adjacent to multiple family residential developments of two stories or more may 
reduce the rear yard setback to a minimum of 20'.


3. Each lot or parcel in the M-1 zone shall have a front yard of not less than 15'.  In addition, any building 
having a height greater than 20' shall have an additional one foot of front yard for every foot of height 
above 20'.


HISTORY 
Amended by Ord. 19-25 on 9/5/2019 
Amended by Ord. 19-38 on 11/21/2019 
Amended by Ord. 20-05 on 2/20/2020 
Amended by Ord. 20-23 on 7/16/2020 
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Tables 6-1 And 6-2


Tables 6-1 and 6-2


TABLE OF LAND USE REGULATIONS


TABLE 6-1 (Columns A Through R-H) and TABLE 6-2 (Columns A-2 Through MU-TOD)


RESIDENTIAL/DOMESTIC


 A
R
-
S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R-
2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U 


MU
-


TO
D


Access
ory 
Farm 
Bldg. 


P C          P           


Access
ory 
Reside
ntial 
Dwellin
g Unit 


C C C C C C C C C C            


Access
ory 
Buildin
g


P P P P P P P P P P P P P P P P P P P P C P


Boardin
g/Room
ing 
House 


C       C C C           C


Dormito
ry        C C C       C     


Dwellin
g, 
Multiple 
Unit


       P P P          P P


Dwellin
g, 2 
Unit


      P P P P P         C C


Dwellin
g, 1 
Unit 
Attache
d (SF-
A)


 P
1


P
1 P1 P1 P1  P P P P P         P P


Dwellin
g, 1 


P P P P P  P P P P P         C C
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Unit 
Detach
ed (SF-
D)
Fraterni
ty/Soror
ity 
House


       C C C       C     


Househ
old 
Pets


P P P P P P P P P P P         P P


Mobile 
Home 
Park


     C                


Off-
Street 
Parking 
Inc. To 
Main 
Use


P P P P P P P P P P P P P P P P P P P P P P


Second
ary 
Reside
ntial 
Unit


            P P P P P P P P P


Model 
Homes P P P P P P P P P P P           


Tempor
ary 
Sales 
Office


P P P P P P P P P P P          P  P


1. SF-A units are only permitted if approved through a PRUD Overlay rezoning and concept plan public 
review process (see Chapter 19.08 Planned Residential Unit Development (PRUD) Overlay Zone).  


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


INSTITUTIONAL/CIVIC AND SPECIAL SERVICES


 A R-
S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R-
2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A
-2


B-
R
P


P-
B


C
P-
1


CP
-2


C
P-
3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Airport, 
Heliport                  C C   


Assisted 
Living     C C C C  P P P P P P  P P 


Cemeter
y; Pet 


C C C C C C C C C C   C         
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Cemeter
y; 
Mausole
um
Charter 
School P P P P P P P P P P P  P P P P P P P P P P


Church/
Temple/
Rectory


C C C C C C C C C C C  C C C C C C C C C C


College 
or 
Universit
y 


C C C C C C C C C C C  C C   C      


Commer
cial 
School


           C C P P P P   P P


Commun
ity 
Center 


    C C C  P P P P P P  P P 


Commun
ity Use C C C C C C C C C C C  C C C C C C P P C C


Convent, 
Monaste
ry or 
Other 
Dwelling 
Group 
for 
Religiou
s 
Commun
ity


C C      C C C C  C C C C C   C C


Day 
Care 
Center


       C C C C  P P P P P P   P P


Foster 
Home C C     C C C C C     C       


Fraternal
/Benevol
ent 
Society


         C    C P P C     


Halfway 
House or 
Similar 
Facility 
for 
Alcoholic
, 
Narcotic, 
Psychiat


               C C     
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ric, 
Patients, 
or 
Felons 
and 
Delinque
nts
Home 
for 
Elderly, 
Elder 
Apartme
nt


      C C C C C   P P P     P P


Hospital 
(Acute 
Care)


         C  C C  C C C   C  


Religiou
s or 
Philanthr
opic 
Institutio
n


C C C C C C C C C C C  C P P P P P   P P


Library, 
Art 
Gallery, 
Museum


        C P P P P P   P P


Nursing 
Home        C C C  P P P P P P   P P 


Park, 
Playgrou
nd, 
Fairgrou
nd 


C C C C C C C C C C C  C C C C C C C C C C


Private/
Quasi-
Public 
School


C C C C C C C C C C C  C C       C  


Private 
Country 
Club


C C      C C C  C C C C C C C  C C


Public 
Administ
ration 
Offices


C C C C C C C C C C C  P P P P P P P P P P


Public 
School C C C C C C C C C C C  C C       C  


Resident
ial 
Facility 


C C C C C C P P P P P          C  
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for 
Elderly
Resident
ial 
Facility 
for 
Persons 
w/a 
Disability 
- Large


      C P P P P          C C


Resident
ial 
Facility 
for 
Persons 
w/a 
Disability 
- Small


P P P P P P P P P P P          C C


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


UTILITY RELATED SERVICES


 A R-
S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R
-2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Commer
cial 
Radio or 
TV 
Trans. 
Station


           C   P P C P P   


Electric 
Power 
Plant


               C C P P   


Electric 
Substatio
n


C C C C C C C C C C C C C C C P C P P C C


Fire 
Station C C C C C C C C C C C C C C C P P P P C C


Gas 
Metering 
& 
Transmis
sion 
Station


C C C C C C C C C C C P C P P P P P P C C


Local 
Utility 


P P P P P P P P P P P P P P P P P P P P P
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Distributi
on Line
Radio, 
TV, or 
Microwa
ve Tower


C          C C C C C P P P P C C


Railroad 
Tracks & 
R.O.W


C C C C C C C C C C C C C C C C C C  C C


Sewage/
Water 
Pumping
/Control 
Station


C C C C C C C C C C C C C C C C C C C C C


Telecom
municati
ons 
Facility 
at 
Commun
ity Uses


C C C C C C C C C C C       P P   


Telecom
municati
ons 
Antenna, 
Roof 
Mounted 
at 
Commun
ity Uses


C C C C C C C C C C C     P P P P   


Telecom
municati
ons, 
Antenna, 
Wall 
Mounted 
at 
Commun
ity Uses


C C C C C C C C C C C     P   P   


Telephon
e 
Business 
Office


           P C C P P P P P C C


Telephon
e 
Switchin
g, Relay 
& 
Transmis
sion 


C C C C C C C C C C C C C C P P P P P   
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Equipme
nt
Public/Pr
ivate 
Utility, 
Other 
Than 
Listed


C          C P C C P P P P P C C


Utility 
Shops, 
Storage 
Yards & 
Bldgs.


               C C P P  C


Water 
Treatme
nt Plant


C C         C   C P P C P P C C


Water 
Wells, 
Reservoi
r, or 
Storage 
Tank


C C C C C C C C C C C C C C C C C P P   


  


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


RECREATIONAL USES


 A R
-S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R-
2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U


M
U-
TO
D


Indoor 
Comme
rcial 
Amuse
ment


             P P P P P L3 L3


Outdoo
r 
Limited 
Comm. 
Amuse
ment


           C  C C C C C C C C


Outdoo
r 
Comme
rcial 
Amuse
ment


             C C C C C C   
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Athletic/
Tennis/
Swim 
Club


         C  C  P P P C   C C


Golf 
Course C C C C C C C C C C  C     C C    


Theater
, Indoor               P P P C C C


Theater
, Live            C  C P P P   C C


Theater
, 
Outdoo
r


               C C C    


  


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


AGRICULTURE AND RELATED USES


 A R-
S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R
-2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Accessor
y 
Agricultur
al Uses


P                     


Agricultur
e P P P P P P P P P P P  P P P P P P P P P


Animal 
Keeping P P         P       P P   


Beekeepi
ng P P P P P      P        P   


Breeding 
or 
Raising 
of 
Animals 
for Food 
or Sale


P          P        P   


Crop 
Productio
n Sale


P P         P  P P P P P P P P P


Dairy P C         P        P   
Family 
Food 


P P         P       P P   
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Productio
n
Farm 
Industry, 
or Ranch


C C         P        P   


Fur Farm C          C        P   
Home 
Use 
Orchard


P P P P P P P P P P   P P P P P P P   


Commerc
ial Use 
Orchard


P P         P  P P P P P P P P P


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


AUTOMOBILE RELATED USES


 A
R
-
S


R
-
1-
6


R
-
1-
8


R-
1-
10


R-
M
H


R-
2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Major 
Auto 
Repair


              C C P P   


Car 
Wash             C P P C C C C C


Commerc
ial 
Parking 
Structure, 
Auto 
Only


          C    C C   C C


Dealershi
p               C C  C   


Dealershi
p, Small               P P P P   


Gasoline 
Sales 
(Wholesa
le)


              C C C C   


Gasoline 
Retail 
(No 
Repairs)


            C P P P P P C  


Gasoline, 
Petroleu
m 


              C C C C   
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Products 
Storage
Muffler or 
Brake 
Shop


             C C P P P   


New & 
Reconditi
oned 
Auto 
Parts, 
Indoor


            C P P P P P   


Paint and 
Body 
Shop


             C C C C C   


Seat 
Cover or 
Upholster
y


             P P P P P   


Service 
Station, 
Minor 
Repairs


            C P P P P P   


Storage 
of Autos, 
Travel 
Trailers


                C C   


Tire 
Sales              P P P P P   


Tire 
Recappin
g and 
Retreadin
g Shop


              C C P P   


Towing 
Services                C C C   


Outdoor 
Truck 
Storage


                P P   


Truck/Tra
iler 
Rental


             C C C C C   


Used 
Auto Part 
Sales, 
Indoor


             C C C P P   


Wrecking 
or 
Salvage 
Yard for 


                 C   
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Auto 
Parts


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


INDUSTRIAL AND RELATED USES


 A
R
-
S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R
-2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A
-2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Animal or 
Fowl 
Slaughter


                  P   


Cannabis 
Productio
n


      P      P  


Chemical 
& Plastic 
Manufact
uring


                  P   


Contracto
r Storage 
Yard


                 P P   


Dairy 
Processin
g or Ice 
Cream 
Plant 


           C P  


Extraction 
of Soil, 
Sand, 
Gravel, 
Minerals, 
Gas, 
Petroleum
, or 
Similar


                  P   


Junk 
Yards                  C C   


Heavy 
Equipmen
t 
Rental/Sa
les, 
Repair, 
and 
Storage


                 P P   


Light        L1  L1 L1 L L1 P P L2 L2 
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Commerci
al Flex 
Manufact
uring 


1 


Manufact
uring/Indu
strial 
Services 


       L1 
C    L1 


C P P  


Metallic 
Products 
Manufact
uring


                  C   


Outdoor 
Storage                  P P   


Petroleum 
Products 
Manufact
uring


                  C   


Recyclabl
e/Salvage 
Yard


                  C   


Self 
Storage 
Facility 
(i.e. 
Climate 
Controlled
, Indoor 
Storage, 
Mini-
Storage)


                 P P   


Storage 
of Sand, 
Gravel, 
Earth or 
Stone


                  P   


Trucking 
Terminal                P P   


Warehous
e and 
Distributio
n


                 P P   


Waste 
Transfer 
Station


                 P P   


Wood & 
Paper 
Manufact
uring


                  P   
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P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


RETAIL AND RELATED USES


 A
R
-
S


R-
1-
6


R
-
1-
8


R-
1-
10


R-
M
H


R
-2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


CP
-1


CP
-2


CP
-3


C-
H


M-
1


M-
2


M
U


MU
-


TO
D


Bank, 
Credit 
Union, or 
Savings 
& Loan w/ 
Drive 
Through


          C C P P P P   C2 C2


Barber or 
Beauty 
Shop


          P C P P P P P  P P


Big Box 
Retail              C C C     


Convenie
nce Store             C C C C C C C2 C2


E-
commerc
e Retail & 
Fulfillmen
t 


      P  P P P P L4 L4 L2 L2 


Fast 
Food 
Eating 
Establish
ment


          
 P
2L
4


 P P P P L4  L
4 P2 P2


Furniture/
Appliance 
Store


            C C P P P P C C


Garden 
Shop & 
Plant 
Sales, 
Nursery


C            C P P C   C C


Grocery 
Store             P P P P   P P


Kennels, 
Boarding             C C C C P P   


Kennels, 
Daily 
Boarding 
& 


C                    
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Extended 
Care
Kennels, 
Private C C                   


Laborator
y, 
Medical 
or Dental


          P P P P P P  L
4


 L
4 P P


Laundry/L
aundrom
at


            P P P P  L
4


 L
4 P P


Locksmit
h or Key 
Shop


            P P P P P P L2 L2


Medical/D
ental 
Clinic


          P P P P P P   P P


Mortuary            C C P  C   C  
Music 
Store             P P P P  L


4
L4
 L3 L3


Office, 
Professio
nal, or 
General 
Business


          P P P P P P P P P P


Package 
Liquor 
Store


            C P P P   C C


Pawn 
Shop              C P C     


Pet 
Services, 
Indoor


C            C C C C P P   


Pet 
Services, 
Indoor/Ou
tdoor


C            C C C C P P   


Pet Shop, 
Small 
Animals, 
Birds & 
Fish


            P P P P L4
 


L4
 L3 L3


Receptio
n Center          C C C C P P P   C C


Repair for 
TV, 
Radio, 


            P P P
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Appliance 
or Similar
Restaura
nt           L4  P P P P L4 L4


C P P


Retail 
Sales and 
Commerc
ial 
Services 


      L4  P P P P L4 L4 P2 P2 


Retail 
Tobacco 
Specialty 
Business


               C     


Studio - 
Art, Photo           P P P P P P L4 L4 L2 L2


Studio - 
Health, 
Exercise, 
Dance, 
Music, 
Drama, or 
Similar


          P P P P P P L4 L4 L3 L3


Studio - 
Decorate 
& Display


          P P P P P P L4
 


L4
 L2 L2


Swap 
Meets               C C C C   


Tavern, 
Bar, 
Private 
Club w/ 
Alcohol 
Sales


              C C   C C


Title 
Loan, 
Payday 
Loan, 
Deferred 
Deposit 
Lending 
and 
Similar 
Business


             C  C     


                                                                                                                                                                       
2. Drive-throughs in the MU, MU-TOD and B-RP zones are only permitted on the rear or side of a 


building. (See Sections 19.25.060(5) and 19.26.060(5)) 


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)
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COMMERCIAL AND RELATED SERVICES


 A R
-S


R-
1-
6


R-
1-
8


R-
1-
10


R-
M
H


R-
2


R-
M
1


R-
M
2


R-
H


C-
T
H 


A-
2


B-
R
P


P-
B


C
P-
1


C
P-
2


C
P-
3


C-
H


M-
1


M
-2


M
U


MU
-


TO
D


Bakery, 
Wholesale               L


2 P P P P P L2 L2


Bed & 
Breakfast C C     C C C C   C    C   C C


Building 
Materials 
Sales, 
Wholesale


             L2 L1 L1 P P


Cleaning, 
Laundry or 
Dyeing


             L
1


L1
 L1 P P P L2


2
L2
2


Dairy 
Processin
g or Ice 
Cream 
Plant


 C P


Dance 
Hall or 
Night Club


               C C   C C


Food Cart, 
Food 
Truck*** 


P P P P P       P  P P P P P P P P


Hotel or 
Motel         C  C C  C C


Kiosk         P P P P P P P P
Laboratory
, Scientific 
or 
Research


           P    P P P P P P


Lumber 
Yard               C C C P P   


Milk Depot              P P P P P P C C
Mixed Use 
Buildings                    C


2 C2


Office and 
Indoor 
Storage 


        L1  L2 L2 L2 L1 P P L2 


Pre-
School            C C C P P P P P P P


Railroad 
or Bus 


           C   C C C P P C C
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Passenger 
Station
Railroad 
Team 
Tracks, 
Freight 
Depot or 
Docks


        C  C C P P


Seasonal 
Outdoor 
Vendor


         P P P P  


Single 
Event              P P P P   P P


Snow 
Shack               P P P P   P P


Street 
Vendor*          P P  P P


Tattoo 
Parlor                C     


Tent 
Vendor**          P P P P  P P


Trailer or 
Mobile 
Home 
Sales


         P P P P


Transfer 
Storage 
Terminal


         C C P P


Travel 
Trailer 
Park


              C P P C   C


Welding or 
Machine 
Shop


               C C P P   


2. Drive-throughs in the MU, MU-TOD and B-RP zones are only permitted on the rear or side of a 
building. (See Sections 19.25.060(5) and 19.26.060(5))


P = PERMITTED          C = CONDITIONAL        L# = Permitted with Specific Limitation(s) (See Table 6-
3)


*Special requirements for businesses in this zone are available in 19.21.040


**Special provisions for locations of each type of Tent Vendor are available in 19.21.050


***Special requirements for businesses in these zones are available in 19.21.045


HISTORY 
Amended by Ord. 18-12 on 5/3/2018 
Amended by Ord. 18-23 on 6/21/2018 
Amended by Ord. 19-39 on 11/7/2019 
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Amended by Ord. 19-37 on 11/21/2019 
Amended by Ord. 19-38 on 11/21/2019 
Amended by Ord. 20-38 on 11/19/2020 
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Addenda 


7.77 Acres of Residential Land along Gordon Avenue 


Addendum D 


Comparable Data 
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Land Sale Profile Sale No. 1 


Location & Property Identification 


2.06 acres along 300 North Property Name: 


Sub-Property Type: Residential, Single Family Land 


1295 W. 300 N. Address: 


Clearfield, UT 84015 City/State/Zip: 


Davis County: 


Submarket: Upper Counties 


Suburban Market Orientation:  


IRR Event ID:   2637597 


Sale Information 


$400,000 Sale Price:  


$398,800 Effective Sale Price:  


12/04/2020 Sale Date:  


Recording Date: 12/04/2020 


Contract Date: 10/02/2020 


Listing Price: $394,500  


Listing Date: 09/19/2020 


Sale Status: Recorded 


Eff. Price/Unit: $30,677 /Unit 


$/Acre(Gross):  $193,592 


$/Land SF(Gross):  $4.44 


$/Acre(Usable): $193,592 


$/Land SF(Usable):  $4.44 


$30,677 /Potential Unit $/Unit:  


Grantor/Seller: Charles and Peggy Wittick 


Grantee/Buyer: CNW Living Trust 


Assets Sold: Real estate only 


Property Rights: Fee Simple 


Financing: Cash to seller 


Document Type: Warranty Deed 


Recording No.: Entry#3322678 


Verified By: Benjamin H. Lubbers 


Verification Date: 04/06/2021 


Confirmation Source: Dean Cotter - Redfin Corp - 
MLS#1702583 


Verification Type: Confirmed-Seller Broker 


Improvement and Site Data 


MSA: Ogden-Clearfield, UT 


12-024-0014 Legal/Tax/Parcel ID: 


2.06/2.06 Acres(Usable/Gross): 


89,733/89,733 Land-SF(Usable/Gross): 


Usable/Gross Ratio: 1.00 


No. of Units (Potential): 13 


Shape:  Rectangular 


Topography: Level 


Corner Lot: No 


Density-Unit/Gross Acre:  6.31 


Density-Unit/Usable Acre:  6.31 


Zoning Code:  R-1-6 


Zoning Desc.: Residential 


Source of Land Info.: Public Records 


Comments 


The site could have a potential of 6.7 units per acre. 


2.06 acres along 300 North  
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Land Sale Profile Sale No. 2 


Location & Property Identification 


9.56 Acre LR JL Property Name: 


Sub-Property Type: Residential 


1650 N. Compton Road Address: 


Farmington, UT 84025 City/State/Zip: 


Davis County: 


Submarket: Upper Counties 


Suburban Market Orientation:  


IRR Event ID:   2450516 


Sale Information 


$2,868,000 Sale Price:  


$2,868,000 Effective Sale Price:  


05/21/2020 Sale Date:  


Listing Price: $2,868,000  


Sale Status: Recorded 


$/Acre(Gross):  $300,000 


$/Land SF(Gross):  $6.89 


Grantor/Seller: Lawrence and Kathryn Welling 


Grantee/Buyer: Farmington Overlook LLC 


Property Rights: Fee Simple 


Financing: Cash to seller 


Document Type: Deed 


Recording No.: 3254228 


Verification Type: Secondary Verification 


Improvement and Site Data 


08-044-0081 Legal/Tax/Parcel ID: 


9.56 Acres(Gross): 


416,433 Land-SF(Gross): 


Shape:  Irregular 


Topography: Hilly 


Zoning Code:  LR 


Zoning Desc.: Two units per acre 


Utilities Desc.: All common public utilities 


Source of Land Info.: Public Records 


Comments 


41.006463  -111.894094 


9.56 Acre LR JL  
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Land Sale Profile Sale No. 3 


Location & Property Identification 


9.96 Acre A-L Property Name: 


Sub-Property Type: Residential 


2125 N. 800 West Address: 


Centerville, UT 84000 City/State/Zip: 


Davis County: 


Suburban Market Orientation:  


IRR Event ID:   2452923 


Sale Information 


$3,112,500 Sale Price:  


$3,112,500 Effective Sale Price:  


03/26/2020 Sale Date:  


Sale Status: Recorded 


$/Acre(Gross):  $312,500 


$/Land SF(Gross):  $7.17 


Grantor/Seller: Devore Family 


Grantee/Buyer: Symphony Development 


Property Rights: Fee Simple 


Terms of Sale: Typical financing 


Document Type: Warranty Deed 


Recording No.: 3237273 


Verified By: Eric A. Leonhardt, MAI 


Verification Date: 05/11/2020 


Confirmation Source: Seller, buyer, other 


Verification Type: Confirmed-Seller 


Improvement and Site Data 


07-072-0175 Legal/Tax/Parcel ID: 


9.96 Acres(Gross): 


433,857 Land-SF(Gross): 


Shape:  Irregular 


Topography: Gently Sloping 


Frontage Feet:  432 


Frontage Desc.: Frontage along Frontage Road 
plus 322 feet along M 


Zoning Code:  A-L 


Zoning Desc.: Agriculture - Low, minimum 
half-acre lots 


Utilities Desc.: All common public utilities 


Source of Land Info.: Public Records 


Comments 


Selling price was negotiated over a period of nine months.  
Buyer waiting on a zoning change for four units per acre.  
Family pressed and sold without buyer obtaining a zoning 
change.  Buyer is trying to assemble several contiguous parcels 
for development.  Buyer said purchase is $310,000 to 
$315,000 per acre.  Sell said $300,000 per acre.  Reliable 
source said $3,100,000 ($311,245 per acre).  West end is 
drainage pond.  Land plotted to 9.956 acres but did not close 
by 8.5 feet.  Used county recorder size of 9.96 acres.  Two 
houses need to be razed for land to be maximally productive.  
As of May 11, 2020, buyer has not obtained a higher zoning.  
Seller paid greenbelt rollback tax of $35,407.25. 


40.949178  -111.890577  Asphalt paved road, curb, gutter, 
sidewalk.  Gradual slope upward to the east. 


9.96 Acre A-L  
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Land Sale Profile Sale No. 4 


Location & Property Identification 


Layton Development Land Property Name: 


Sub-Property Type: Residential, Single Family Land 


1248 W. Gentile St. Address: 


Layton, UT 84041 City/State/Zip: 


Davis County: 


Submarket: Upper Counties 


Suburban Market Orientation:  


IRR Event ID:   2287581 


Sale Information 


$4,524,750 Sale Price:  


$4,524,750 Effective Sale Price:  


10/30/2019 Sale Date:  


Sale Status: In-Contract 


$/Acre(Gross):  $225,000 


$/Land SF(Gross):  $5.17 


Grantor/Seller: Layton Nine Ltd. 


Grantee/Buyer: Morton Development Group 


Property Rights: Fee Simple 


Financing: Cash to seller 


Document Type: Deed 


Verified By: Levi West, MAI, R/W-AC 


Verification Date: 10/30/2019 


Confirmation Source: Flint Barber 


Verification Type: Confirmed-Seller Broker 


Improvement and Site Data 


10-065-0079 Legal/Tax/Parcel ID: 


20.11 Acres(Gross): 


875,991 Land-SF(Gross): 


Shape:  Irregular 


Topography: Level 


Zoning Code:  RS & A-1 


Zoning Desc.: Residential 


No Easements:  


Environmental Issues:  No 


Flood Plain:  No 


Utilities Desc.: Available 


Source of Land Info.: Broker 


Comments 


According to the agent, this sale is scheduled to close in early 
2020. It is anticipated that this property will receive a zoning 
change which would increase the density potential to upwards 
of five units/acre. 


41.060242  -111.989072 


Layton Development Land  
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Land Sale Profile Sale No. 5 


Location & Property Identification 


Swan Lakes Golf Course Land 
Sale 


Property Name: 


Sub-Property Type: Residential, Single Family Land 


850 N. 2200 W. Address: 


Kaysville, UT 84041 City/State/Zip: 


Davis County: 


Submarket: Upper Counties 


Suburban Market Orientation:  


IRR Event ID:   2637548 


Sale Information 


$8,125,000 Sale Price:  


$8,125,000 Effective Sale Price:  


10/04/2019 Sale Date:  


Recording Date: 10/04/2019 


Sale Status: Closed 


$/Acre(Gross):  $184,659 


$/Land SF(Gross):  $4.24 


Grantor/Seller: Gordon Street II, LLC 


Grantee/Buyer: CW The Park, LLC 


Assets Sold: Real estate only 


Property Rights: Fee Simple 


Financing: Cash to seller 


Document Type: Warranty Deed 


Recording No.: 3193112 


Verification Type: Not Verified 


Improvement and Site Data 


10-063-0039, -0004, -0041, 
-0042, -0043, -0044, -0045, 
-0046 


Legal/Tax/Parcel ID: 


44.00 Acres(Gross): 


1,916,640 Land-SF(Gross): 


Zoning Code:  R-1-8 


Zoning Desc.: Residential 


Source of Land Info.: Broker 


Comments 


This property was the Swan Lakes golf course. It transitioned 
into a residential development with 272 potential units as of 
April 6, 2021. 


Swan Lakes Golf Course Land Sale  
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Addenda 


7.77 Acres of Residential Land along Gordon Avenue 


Addendum E 


Engagement Letter 
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RIGBY & COMPANY 
APPRAISERS AND CONSULTANTS 


 
LARRY A. RIGBY MAI        JEFF H. RIGBY 


CHAD L. RIGBY MAI 


 


 


April 12, 2021 


 


Ms. Claire McGuire 


Parr Brown Gee & Loveless PC 


 


RE: Appraisal of land and two single-family homes located at approximately 2815 West 


Gordon Avenue, Layton, Utah 84041 


 
Dear Ms. McGuire 


  


Pursuant your request I have performed a restricted use appraisal on the above referenced property. 


This appraisal addresses the market value of the subject in an as is condition.  This appraisal 


considers the value of the underlying land, depreciated agricultural buildings, and two single-


family homes.  The total land area is 7.774 acres—of this 0.50 is allocated to the east house and 


0.25 is allocated to the west house. 


 


This document is a restricted use appraisal assignment as defined by the Uniform Standards of 


Professional Appraisal Practices.  As such, information included in this document is stated and full 


information necessary to complete an appraisal report is retained in the appraiser’s file.  This report 


simply states conclusions and data associated with this project. The intended user of this appraisal 


is Parr Brown Gee & Loveless. 


 


Considered in this appraisal is the impact of the COVID-19 global pandemic on real estate and 


values in the market particularly the subject property.  The impact of single-family residential 


including land and homes has been minimal and in fact has accelerated since the beginning of 2021 


and is anticipated to continue going forward. 


 


No hypothetical conditions are considered in this appraisal.  It is the extraordinary assumption that 


the two single-family homes on the property can be subdivided and separately sold.   


 


It is my opinion that the market value of the subject including two single-family homes and 


residential land as of the effective date of appraisal or March 18, 2021, is: 


 


 


 


 


 


 
1466 North Highway 89, Suite 220, Farmington, Utah 84025, (801) 298-3205 Fax (801) 451-0443 


Email: chadrigbymai@gmail.com 
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Ms. McGuire 


April 12, 2021 


Page 2 


 


 


Land value 7.024 acres X $210,000 = $1,475,040 


Less demo costs 7,628 SF X $18.00 = $137,304 


Log home value      $480,000 


Small home value      $240,000 


Total      $2,057,736 


       


Rounded      $2,060,000 
 


Should you have any questions, please do not hesitate to contact my office. 


 


Respectfully submitted, 


 


Chad L. Rigby, MAI   


Utah State-Certified General Appraiser 


Certificate 5483673-CG00 Expires 5-31-22 
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CERTIFICATION 
 
The undersigned does hereby certify that: 


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


 


• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 


conditions, and are my personal, impartial, unbiased professional analyses, 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 with respect to the parties involved.  


 


• I have no bias with respect to the property that is the subject of this report or to the parties involved with this 


assignment.  


 


• My engagement in this assignment was not contingent upon developing or reporting predetermined results. 


 


• My compensation for completing this assignment is not contingent upon the development or reporting of a 


predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 


the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use 


of this appraisal. 


 


• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 


conformity with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal 


Practice of the Appraisal Institute.  


 


• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 


conformity with the Uniform Standards of Professional Appraisal Practice.    


 


• The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 


authorized representatives.  


 


• An inspection on the subject property was performed by the appraiser Chad L. Rigby, MAI, Meagan Rigby 


performed an inspection on the single-family homes as part of the attached URAR documents. 


 


• I have not performed any services, as an appraiser or in any other capacity, that is the subject of this appraisal in 


the prior 36-months. 


 


• Meagan E. Rigby provided appraisal assistance on the person signing this certification.  She completed the 


residential appraisals in the attached URAR document. 


 


• As of the date of this report, I have completed the continuing education program of the Appraisal Institute.  


 


April 12, 2021                                                      


Date            Chad L. Rigby, MAI 


Utah State-Certified General Appraiser 


Certificate 5483673-CG00 Expires 5-31-22 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 


 


Identification of the property:    Single-family residential land and two single-family 


residential homes located at 2815 West Gordon 


Avenue, Layton, Utah 84041 


 


Tax ID No:     12-109-0365 and 0366 


 


Property rights appraised:      Fee simple estate 


 


Date of report:     April 12, 2021 


 


Effective date of appraisal:   March 18, 2021 


 


Highest and best use:                 Single-family residential land—the two single-family 


homes attached in the URAR document are 


residential 


 


Size of land:                  The total land area is 7.774 acres, with approximately 


0.75 acres allocated to the two homes and the 


remaining 7.024 acres the residential land area.  


 


 


Value estimates 


 


Land value 7.024 acres X $210,000 = $1,475,040 


Less demo costs 7,628 SF X $18.00 = $137,304 


Log home value      $480,000 


Small home value      $240,000 


Total      $2,057,736 


       


Rounded      $2,060,000 
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RESTRICTED USE APPRAISAL 
 


Identification of property 


 


The subject of this appraisal is the land, fully depreciated agricultural improvements, and two 


homes located at 2815 West Gordon Avenue, Layton, Utah.   


 


The analysis and value estimate for the two single-family residential homes is included in the 


URAR documents in the addendum of this report. The bulk of this appraisal addresses the 


remaining residential development land and depreciated agricultural buildings. 


 


The breakout of the land area is 7.774 acres total.  The east home has an allocated 0.50 acre, while 


the west home has an allocated 0.25 acre.  The remaining 7.024 acres is the residential development 


land analyzed in this report.  


 


The subject has been assigned Davis County Assessor Parcel No. 12-109-0365 and 0366. 


 


Purpose of the appraisal 


 


To estimate the market value 


 


Function of the report 


 


Legal 


 


Intended user 


 


The intended user is Parr Brown Gee & Loveless 


 


Effective date of appraisal 


 


March 18, 2021 date of inspection 


 


Definition of market value 


 


The following definition of market value is used in this report. 


 


“The most probable price which a property should bring in a competitive and open 


market under all conditions requisite to a fair sale, the buyer and seller, each acting 


prudently, knowledgeably and assuming the price in not affected by undue stimulus. 


 Implicit in this definition is the consummation of a sale as of a specified date and 


the passing of title from seller to buyer under conditions whereby: 


 


(1) buyer and seller are typically motivated; 
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(2) both parties are well informed or well advised, and acting in what they 


consider their own best interest; 


 


(3) a reasonable time is allowed for exposure in the open market; 


 


(4) payment is made in terms of cash in U.S. dollars or in terms of financial 


arrangements comparable thereto; and  


 


(5) the price represents the normal consideration for the property sold unaffected 


by special or creative financing or sales concessions granted by anyone 


associated with the sale.” 


 


Source:  Federal Register, 2CFR Part 34, Sub part C 34.42(f) August 24, 1990 
 


Property rights appraised 


 


Leased fee estate 


 


Legal description 


 


The legal description for the larger parcel which consists of all the property associated with the 


subject including the two single-family residential homes and total land area comprising 7.774 acres 


located in the Addendum of this document. 


 


Subject ownership and history 


 


The property is currently under the ownership of Rust Layton Property, LLC and has been under the 


same ownership for at least the prior three-year period. The subject is to be sold for a yet to be 


determined price—the listing agreement has been signed but the subject is not currently listed on the 


market.  


 


Statement of standards compliance 


 


This appraisal is a restricted use assignment as defined by the Uniform Standards of Professional 


Appraisal Practice and conforms to these reporting requirements.  


 


Scope of work 


 


The subject property including the two single-family residential homes and land area including the 


depreciated agricultural improvements and land area was inspected by the appraiser by Chad L. 


Rigby, MAI and Meagan E. Rigby, Appraiser on March 18, 2021. 


 


This appraisal addresses the market value of the residential land and depreciated agricultural 


improvements.  Two separate URAR documents are included in the Addendum of this report 
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showing the value of the two single-family residential homes on the property.  The combination of 


the two single-family residential homes and the net land value comprises the overall value of the 


subject. 


 


Comparable sales of residential are taken from various developers, appraisers database, multiple 


Listing Service, CoStar and other reliable sources.  These comparables are compared and contrasted 


to the subject with appropriate adjustments applied.  The sales comparison approach is employed in 


this analysis to determine the value of the subject land in conjunction with the depreciated 


agricultural improvements. 


 


Hypothetical condition and extraordinary assumption 


 


No hypothetical conditions are considered in this appraisal.  It is the extraordinary assumption that 


the two single-family homes on the property can be subdivided and separately sold.  


 


Exposure time 


 


High demand is in place for single-family residential land.  I have estimated exposure time at less 


than six months. 


 


Non-influence 


 


It should be noted at this point that this appraisal is performed without any pressure from anyone 


who desires a specific value or loan amount. 


 


Neighborhood description 


 


The neighborhood is a residential neighborhood in West Layton.  The area is west of the I-15 


freeway and Main Street in the central section of Layton City. 


 


Commercial and retail improvements are located in the area east of the subject in Layton City.  


Industrial improvements are also located in the area with subject providing ample employment 


opportunities for users in the immediate subject neighborhood.  However, the areas immediately 


surrounding the property under consideration is residential in nature. 


 


Access is readily available to the area from the I-15 freeway system to the east as well as Main 


Street.  Gordon Avenue and Gentile Streets are major east-west traffic arteries in the area. 


 


No features associated with the market area or neighborhood prohibit development of properties 


to their highest and best use. 
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Site data 


 


The subject is located along the south side of Gordon Avenue at 2815 West.  The subject has 


adequate frontage and significant depth allowing for full development of the property.  Please 


refer to the plat map and other exhibits in this report for additional information on the layout of 


the site. 


 


No physical features associated with the site such as topography, flood plain, or soil conditions 


prohibit development to its highest and best use. 


 


The subject has a mixed zone with Parcel No. 12-109-0365 zoned R-S and Parcel No. 12-109-


0366 zoned A or agricultural.  It is the assumption of this appraisal that the both parcels can be 


similar with an R-S zoning for single-family residential.  Please refer to the Addendum of the 


report for the zoning code taken from Layton City website for R-S zoning classification. This 


zoning is consistent with the subdivision to the east and it is reasonably probable that the zoning 


can be changed for both parcels and entire development as R-S zone.   


 


Description of improvements 


 


The two single-family residential homes are described in the attached URAR documents in the 


Addendum of this appraisal. 


 


Some agricultural outbuildings exist on the property including barns, silo, sheds, stables, and 


other similar type agricultural improvements.  No detailed description is made in this analysis for 


these depreciated improvements.  The estimated total size of these buildings is 7,628 SF.  These 


buildings should be demolished in favor of new residential development.  
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PLAT MAP 
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AERIAL MAP 
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LOOKING ALONG GORDON AVENUE 


 


LOOKING AT REAR OF THE PROPERTY 
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AGRICULTURE BUILDINGS 


 


ACCESS FROM SIDE STREET 
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Highest and best use 


 


The highest and best use for the subject as vacant is for single-family residential development. 


The subject has frontage along Gordon Avenue or 1000 North and sufficient depth for potential 


full development of the property under consideration.  The trend in this general neighborhood is 


for single-family residential development on agricultural parcels occurring up and down 


throughout Layton City.  High demand is in place for single-family development in this market 


area.  


 


Considering the physically possible use single-family residential development is ideal.  The two 


single-family homes are separately and explicitly analyzed in the attached URAR documents. It 


is the extraordinary assumption of this appraisal that both parcels can be subdivided and used 


exclusively for single-family residential with the remaining property used for potential future 


subdivision development. 


 


Valuation 


 


To estimate the market value of the subject residential land the sales comparison approach is 


employed in this report.  This considers the value of the underlying residential land and the cost 


to remove the agricultural outbuildings.  The value of the two residential homes is also 


considered in this report in the attached URAR documents in the Addendum of this appraisal. 


Please refer to the following paragraphs for additional information. 


 


Sales comparison approach 


 


Comparable sales of similar single-family residential land located in competitively similar 


markets in Davis County are compared to the subject using the price per acre unit of comparison. 


Although the comparables are similar in many respects some adjustments are applied.  The sales 


comparison approach considers the value of the land based off its highest and best use.  
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SALES COMPARISON APPROACH 
 


The sales comparison approach considers sales of similar type residential land from the subject and 


competing markets.  Every effort was made to find comparable land sales similar in as many 


respects as possible to the subject.  Please refer to the following table for summary information 


relating to these comparables.  


 


COMPARABLE LAND SALES 


Comparable Subject 1 2 3 4 


Location 2815 W. Gordon 850 No. 2200 W.  2500 W Gentile 180 No. Bonneville Ln 498 W. Main 


City Layton Layton Syracuse Kaysville Farmington 


Date  Feb-20 Feb-21 Feb-20 Jun-19 


Size 7.024 23.32 59.62 7.80 14.86 


Price  $7,080,258 $10,825,000 $1,475,000 $3,090,880 


Price/acre  $303,613 $181,567 $189,103 $208,000 


 


Correlation of market data 


 


The comparables used are considered similar in as many respects as possible to the subject 


including investment potential and other criteria.  Although the comparables are similar many 


respects adjustments are applied for various economic and physical characteristics to bring the 


comparables into similarity with the subject.  Please refer to the following paragraphs for additional 


information on the comparables used. 


 


Property rights conveyed 


 


The comparables are all fee simple transactions with no difference in property rights conveyed. 


 


Financing 


 


Each sale was sold on a cash equivalent or all cash basis. Therefore, no adjustments are necessary 


for cash equivalency.  


 


Conditions of sale 


 


The comparables are all arm length transactions with no undue duress evident no adjustment is 


applied for conditions of sale. 
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Market conditions  


 


Market conditions have been increasing steadily over the past two years.  Single-family residential 


development is in high demand in the market. For purposes of this analysis, I have estimated a 2% 


annual increase for market conditions, this adjustment is applied to the comparables—except 


Comparable No. 2. 


 


Other adjustments  


 


Physical adjustments are applied to bring comparables into similarity with the subject. Adjustments 


are considered for various categories such as location, size, developmental potential and utilities. 


These adjustments are all considered below. 


 


•  Location   The comparables are all located in competitively similar areas in 


Davis County.  No significant differences are evident by way of 


location.  


 


• Size   Size adjustment considers the principle of economies of scale.  


Comparable No. 2 is significantly larger and would require an 


upward adjustment.  In pairing this comparable with the others 


selected it is evident that an upward adjustment should be applied 


but in pairing Comparable No. 2 with the others selected the 


adjustment considered reasonable is 5%.  High demand is in play 


for single-family residential land; therefore, adjustment for size is 


not significant even though the subject is significantly smaller than 


Comparable No. 2.  Comparables 1, 3, and 4 are considered 


generally similar in the size category.  Although these comparables 


are larger especially Comparable No. 1, again the size factor does 


not show to be significant, I have assigned no adjustment to these 


three comparables for size. 


 


• Developmental 


potential  Comparable No. 1 has a lower density allowance in comparison to 


the subject.  Density allowance is a significant factor the more 


units that can be put on property the higher its associated value.  


This is evident in analysis of Comparables No. 1 and 3.  


Comparable No. 3 is inferior; I have estimated 25% upward be 


applied.  Having an additional one unit per acre translates to 


approximately 25% of an adjustment.  The adjustment range is 


anywhere from 25% to 50%, I have concluded at the low end of 


the range. 
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• Utilities  The comparables used all have similar access to utilities, no 


adjustment is applied for utilities.   


 


SALES ADJUSTMENT GRID 


 Comparable No.  1 2 3 4 


 Price  $303,613 $181,567 $189,103 $208,000 


 Property rights  0% 0% 0% 0% 


 Terms  0% 0% 0% 0% 


 Conditions  0% 0% 0% 0% 


 Market cond. 2% 0% 2% 4% 


  Location 0% 0% 0% 0% 


  Size 0% 5% 0% 0% 


  Developmental potential -25% 0% 25% 0% 


Total adjustments -23% 5% 27% 4% 


Adjusted value $233,782 $190,645 $240,160 $216,320 


 


Price per acre calculations 


 


The comparables used show an adjusted value range of between $190,645 per acre up to 


$240,160 per acre.  No one comparable is exactly similar to the subject but Comparables 2 and 4 


are considered more similar than the other two comparables.  I have estimated a market value of 


the subject land at $210,000 per acre as if it were vacant and ready for development. It is 


necessary to deduct out demolition costs and add in the value contribution of the two single-


family homes.  These calculations are performed below. 


 


Land value 7.02 acres X $210,000 = $1,474,200 
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Check of reasonableness 


 


To check the reasonableness of the value calculation of $200,000 per acre, I have interviewed 


some market participants including representatives from Henry Walker Homes, Brighton Homes, 


and Castle Creek Homes.  A representative from Castle Creek Homes indicated that he has had a 


difficult time in bidding for single-family residential land and has been missing out on several 


bids at the upper $100,000s into $200,000 and this is for an area considered inferior to the 


subject. 


 


A representative from Henry Walker Homes he indicated they are currently in negotiations to 


purchase some property in the same market area as the subject and generally similar in size for 


between $190,000 and $200,000 per acre.  He felt that the subject would be in demand in the 


market and at this price point. 


 


An interview was also conducted with a representative from Brighton Homes.  They recently 


purchased a multi-family development over $400,000 per acre but the higher value is attributed 


to the high density use approximately three times as high as the subject; therefore, a value per 


acre of $400,000 is reasonable for this property. 


 


Demolition costs 


 


As shown in the Description of Improvements section of the appraisal, the subject has various 


agricultural outbuildings that will need to be removed. I have estimated the size of these 


agricultural buildings at 7,628 SF.   According to Marshall Valuation Cost Manual demolition 


costs range from $13.25 and $24.80 per square foot. I have estimated demolition costs at $18.00 


per square foot for all of these buildings.  Please refer to the following calculations showing the 


estimated demolition costs to remove these agricultural buildings and prepare the subject for 


development.  


 


7,628 SF X $18.00 = $137,304 


 


Single family home values 


 


In the Addendum of this report are the copies of the URAR reports for these two properties.  


There are two single-family homes on the property and the allocated land area.  Please refer to 


the Addendum of the report for a full copy of the URAR documents. 
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Total value estimate 


 


The total value estimate for the subject is calculated as follows: 


 


Land value 7.024 acres X $210,000 = $1,475,040 


Less demo costs 7,628 SF X $18.00 = $137,304 


Log home value      $480,000 


Small home value      $240,000 


Total      $2,057,736 


       


Rounded      $2,060,000 
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 QUALIFICATIONS OF CHAD L. RIGBY, MAI 


 


Education 


 


College:  Graduated from Brigham Young University, April 1993.   


   Majored in Business Management, with emphasis in Finance 


 


Advanced Study: Appraisal Institute Courses: 


 


   Real Estate Appraisal Course lA1, 


   Basic Appraisal Principles 


   Boise Idaho, 1992 


 


   Real Estate Appraisal Course lA2, 


   Appraisal Procedures 


   Salt Lake City, 1992 


 


   Standards of Professional Practice, Part A (USPAP) 


   Salt Lake City, 1993 


 


   Standards of Professional Practice, Part B  


   Salt Lake City, 1994 


 


   Appraisal Institute Course 310, 


   Basic Income Capitalization 


   Salt Lake City, 1996 


 


   Appraisal Institute Course 510, 


   Advanced Income Capitalization 


   Boulder CO, 1997 


 


   Appraisal Institute Course 540, 


   Report Writing and Valuation Analysis 


   Marylhurst, OR, 1997 


 


   Appraisal Institute Course 550, 


   Advanced Applications  


   South Jordan, UT, 1999 


 


   Appraisal Institute Course 430, 


   Standard of Professional Practice, Part C 


   Salt Lake City, UT, 1999 
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Professional:  Member of the Appraisal Institute 


   (MAI #11763)  Awarded June 2001 


 


   Certified General Appraiser - State of Utah 


   License Number 5483673-CG00 


 


Experience 


 


l990-1993  Research Assistant for Larry A. Rigby, MAI 


 


1993-2000  Real Estate Appraiser employed by Larry A. Rigby, MAI 


 


2000-Present  Partner Rigby & Company—real estate appraisal, research, market 


analysis and consulting firm. 


 


Types of Real Estate Appraised 


 


   Shopping Centers 


   Apartment Projects 


   Condominium Developments 


   Assisted Living Facilities 


   Alzheimer’s Facilities 


   Service Stations 


   Retail Centers 


   Office Buildings 


   Industrial Buildings 


   Commercial Buildings 


   Various Types of Undeveloped Land 


   Subdivisions 


   Hotels, Motels and Restaurants 


   Partial takings for condemnation proceedings  


 


Market studies performed 


 


   Condominium development 


    Mixed use commercial office and high density residential 


   Cooperative housing 


   Assisted living facility 


   Alzheimer’s facility 


   Subsidized apartments 


   Age restricted apartments 
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Personal  Age 51 years (5/3/69); married with 4 children 


   Residence:  1859 South Kay Drive, Kaysville, Utah 


           Home Phone:   (80l) 451-0892 


     Business Phone:  (801) 451-9888 


     E-mail Address: chadrigbymai@gmail.com 


     FAX:    (801) 451-0443 


     Mobile Phone:  (801) 589-2699 


     Business Address: 1466 North Highway 89 


        Suite 220 


        Farmington, UT 84025 
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LIMITING CONDITIONS AND ASSUMPTIONS 


 


This appraisal report has been made with the following general assumptions: 


 


1. No responsibility is assumed for the legal description provided or for matters pertaining to 


the legal or title considerations.  Title to the property is assumed to be good and marketable 


unless otherwise stated. 


 


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


stated. 


 


3. Responsible ownership and competent property management are assumed. 


 


4. The information furnished by others is believed to be reliable, but no warranty is give for its 


accuracy. 


 


5. All engineering studies are assumed to be correct.  The plot plans and illustrative material in 


this report are included only to help the reader visualize the property. 


 


6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 


structures that render it more or less valuable.  No responsibility is assumed for such 


conditions or for obtaining the engineering studies that may be required to discover them.   


 


7. It is assumed that the property is in full compliance with all applicable federal, state, and 


local environmental regulations and laws unless the lack of compliance is stated, described, 


and considered in the appraisal report. 


 


8. It is assumed that the property conforms to all applicable zoning and use regulations and 


restrictions unless a nonconformity has been identified, described and considered in the 


appraisal report. 


 


9. It is assumed that all required licenses, certificates of occupancy, consents, and other 


legislative or administrative authority from any local, state, or national government or 


private entity or organization have been or can be obtained or renewed for any use on which 


the value estimate contained in this report is based. 


 


10. It is assumed that the use of the land and improvements is confined within the boundaries or 


property lines of the property described and that there is no encroachment or trespass unless 


noted in the report. 
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11. Unless otherwise stated in this report, the existence of hazardous materials, which may or 


may not be present on the property, was not observed by the appraisers.  The appraisers have 


no knowledge of the existence of such material on or in the property.  The appraisers, 


however, are not qualified to detect such substances.  The presence of substances such as 


asbestos, urea-formaldehyde form insulation, and other potentially hazardous materials may 


affect the value of the property.  The value estimated is predicated on the assumption that 


there is no such material on or in the property that would cause a loss of value.  No 


responsibility is assumed for 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. 


 


This appraisal report has been made with the following general limiting conditions: 


 


1. Any allocation of the total value estimated in this report between the land and the 


improvements applies only under the stated program of utilization.  The separate value 


allocated to the land and buildings must not be used in conjunction with any other appraisal 


and in invalid if so used. 


 


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


 


3. The appraisers, by reason of this appraisal, are not required to give further consultation or 


testimony or to be in attendance in court with reference to the property in question unless 


arrangements have been previously made. 


 


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


the identity of the appraisers, or the firm with which the appraiser is connected) shall be 


disseminated to the public through advertising, public relations, news, sales, or other media 


without prior written consent and approval of the appraisers. 


 


The following limiting conditions are specific to the property under appraisement: 


 


1. Utah is a non-disclosure state and no information is required on sales or lease information to 


be made public.  Therefore, many sales and leases in the marketing area could have occurred 


and were not made known by the purchasers or sellers of the property.  Inasmuch as Utah is 


a non-disclosure state, the best effort was made by the appraisers, along with several real 


estate agents within the marketing area to derive accurate information for sales within the 


marketplace.  However, the sales are not all inclusive and the sales that were made known to 


the appraisers are included in this analysis. 


 


2. The forecasts, projections, or operating estimates contained herein are based on current 


market conditions, anticipated short-term supply and demand factors, and a continued stable 


economy. These forecasts are, therefore, subject to changes with future conditions. 
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Legal description 


 


PARCEL 1: BEG AT A PT N 89^15'30" W 445 FT ALG THE SEC LINE & S 0^10'30" W 233 FT FR THE N 1/4 


COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 347 FT; TH S 0^10'30" W 592 FT; TH S 


89^50'13" E 347 FT; TH N 0^10'30" E 592 FT TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 445 FT 


ALG THE SEC LINE & S 0^10'30" W 33 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH 


N 89^50'13" W 232 FT ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH N 89^50'13" W 115 


FT; TH S 0^10'30" W 7.2 FT, M/L, TO THE S LINE OF LAYTON CITY; TH S 89^50'13" E 347 FT; TH N 


0^10'30" E 200 FT TO THE POB. LESS & EXCEPT THAT PPTY CONV TO LAYTON CITY CORPORATION 


BY QC DEED RECORDED 12/09/2003 AS E# 1939173 BK 3432 PG 225, DESC AS FOLLOWS: BEG AT A 


PT N 89^50'13" W 445.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 


24-T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W LINE OF AN 84 FT WIDE STR; 


TH FOLLOWING SD R/W LINE N 89^50'13" W 232.00 FT; TH LEAVING SD R/W N 0^10'30" E 9.00 FT; TH 


S 89^50'13" E 232.00 FT TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 677 FT ALG SEC LINE & S 


0^10'30" W 33 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 115 FT 


ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH S 89^50'13" E 115 FT; TH N 0^10'30" E 


192.8 FT TO THE POB. LESS & EXCEPT THEREFR THE FOLLOWING DESC PPTY: BEG AT A PT N 


89^50'13" W 677.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 24-


T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W LINE OF AN 84 FT WIDE STR; TH 


FOLLOWING SD R/W LINE N 89^50'13" W 127.01 FT; TH LEAVING SD R/W N 00^09'50" E 9.00 FT; TH S 


89^52'18" E 12.01 FT; TH S 89^50'13" E 115.00 FT TO THE POB. CONT. 6.194 ACRES 


 


PARCEL 2: THE BASIS OF BEARING FOR THIS SURVEY IS S 89^27'34" W FR THE WITNESS COR FOR 


THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M, TO THE NW COR OF SD SEC 24. BEG AT A PT BEING N 


89^50'13" W ALG THE SEC LINE 335.00 FT & S 00^10'30" W 200.49 FT FR THE N 1/4 COR OF SEC 24-T4N-


R2W, SLB&M; & RUN TH S 00^10'30" W 624.51 FT; TH N 89^49'30" W 110.00 FT; TH N 00^10'30" E 624.54 


FT; TH S 89^49'30" E 110.00 FT TO THE POB. CONT. 1.58 ACRES 
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2815 W Gordon Ave Layton UT 84041


N/A RUST LAYTON PROPERTY LLC Davis


Part of legal (Page 3 of the URAR)


Part of  12-109-0365 2020 2,740


N/A 36260 1254.05


0 0


Legal


Parr Brown Gee & Loveless N/A


MLS


185


1,270


371


0


126


0


65


12


5


8


10


North-South boundaries are from Antelope to Gentile.   East-West boundaries 


are from .I-15 to the Great Salt Lake.  Other land use is vacant. 


Residential neighborhood of compatible residential homes.  Predominant area land use is residential.   Gradual sloping 


topography with average views.   There are no adverse factors which should affect the subject's marketability.  The improvements conform well 


to the surrounding houses.  The subject has access to all necessary supporting facilities including schools, shopping, recreation, and employment.


Market conditions are good with a high demand for properties and values increasing   


Market exposure for competitively priced homes is 0 to 3 months.   Financing is available for well-qualified buyers, with sellers paying some 


closing fees.  Recent economic forecasts include continued growth and a stabilizing of values.


See Attached Plat and Legal 21780 sf Rectangular N;Res;


R-S Residential


Asphalt


None


X 49011C0210E 06/18/2007


There are no apparent adverse easements, encroachments, special assessments, etc..  The site has average utility and conforms to zoning.  


Neither an in depth review of easements or a review of the Title Policy were performed.


2


2-Story


1991


15


1,709


90


Concrete/Avg


Log/Avg


AsphltShng/Avg


Alum/Avg


Sliding/Avg


Yes/DoublePne/Avg


Yes/Alum/Avg


Crpt/Vinyl/Avg


Log/DryWll/Avg


Stock/Paint/Avg


Vinyl/Avg


Marble/Avg


Gas 1


1/2


None


0


None


Front


None


0


0


0


7 4 3.0 2,856


Windows


C3;No updates in the prior 15 years;The subject is 


in average condition and has been well maintained.  The subject has 2 patios, 2 decks, central air, fireplace, basement entry, jet tub, mother in 


law apartment, log exterior.


No apparent functional or external inadequacies observed.      


Functional utility is considered average.  The subject conforms well to other homes in the area.  No physical or functional inadequacies noted. 
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.


Property Address City State Zip Code


Borrower Owner of Public Record County


Legal Description


Assessor's Parcel # Tax Year R.E. Taxes $


Neighborhood Name Map Reference Census Tract


Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month


Property Rights Appraised Fee Simple Leasehold Other (describe)


Assignment Type Purchase Transaction Refinance Transaction Other (describe)


Lender/Client Address


Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No


Report data source(s) used, offering price(s), and date(s).


I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not


performed.


Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)


Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No


If Yes, report the total dollar amount and describe the items to be paid.


Note: Race and the racial composition of the neighborhood are not appraisal factors.


Neighborhood Characteristics


Location Urban Suburban Rural


Built-Up Over 75% 25-75% Under 25%


Growth Rapid Stable Slow


One-Unit Housing Trends


Property Values Increasing Stable Declining


Demand/Supply Shortage In Balance Over Supply


Marketing Time Under 3 mths 3-6 mths Over 6 mths


One-Unit Housing


PRICE


$ (000)


AGE


(yrs)


Low


High


Pred.


Present Land Use %


One-Unit %


2-4 Unit %


Multi-Family %


Commercial %


Other %


Neighborhood Boundaries


Neighborhood Description


Market Conditions (including support for the above conclusions)


Dimensions Area Shape View


Specific Zoning Classification Zoning Description


Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)


Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe


Utilities Public Other (describe) Public Other (describe)


Electricity


Gas


Water


Sanitary Sewer


Off-site Improvements - Type Public Private


Street


Alley


FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date


Are the utilities and off-site improvements typical for the market area? Yes No If No, describe


Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe


General Description


Units One One with Accessory Unit


# of Stories


Type Det. Att. S-Det./End Unit


Existing Proposed Under Const.


Design (Style)


Year Built


Effective Age (Yrs)


Foundation


Concrete Slab Crawl Space


Full Basement Partial Basement


Basement Area sq.ft.


Basement Finish %


Outside Entry/Exit Sump Pump


Evidence of Infestation


Dampness Settlement


Exterior Description materials/condition


Foundation Walls


Exterior Walls


Roof Surface


Gutters & Downspouts


Window Type


Storm Sash/Insulated


Screens


Interior materials/condition


Floors


Walls


Trim/Finish


Bath Floor


Bath Wainscot


Attic None


Drop Stair Stairs


Floor Scuttle


Finished Heated


Heating FWA HWBB Radiant


Other Fuel


Cooling Central Air Conditioning


Individual Other


Amenities


Fireplace(s) #


Patio/Deck


Pool


Woodstove(s) #


Fence


Porch


Other


Car Storage None


Driveway # of Cars


Driveway Surface


Garage # of Cars


Carport # of Cars


Att. Det. Built-in


Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)


Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade


Additional features (special energy efficient items, etc.).


Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).


Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe


Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe


Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 1 of 6 Fannie Mae Form 1004 March 2005
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2 469,900 575,000


32 355,000 735,500


2815 W Gordon Ave


Layton, UT 84041


N;Res;BsyRd


Fee Simple


21780 sf


N;Res;


DT2;2-Story


Q4


30


C3


7 4 3.0


2,856


1709sf1538sfwu


1rr1br1.0ba3o


Good


FWA/CAC


None


None


Patio/2Deck


Fireplaces 1 Fireplace


Landscaping Part


Extras 2nd Kitchen


Public Records


04/09/2021


1485 Child Dr


Layton, UT 84040


4.59 miles E


485,000


167.41


WFRMLS #1718341;DOM 26


Doc #7686-3548/Realist


ArmLth 0


Conv;0 0


s01/21;c01/21 0


N;Res; -15,000


Fee Simple


11326 sf +10,000


N;Res;


DT2;2-Story


Q4


35 0


C3 -30,000


10 5 3.0 0


2,897 0


0sf +17,090


+18,456


Good


FWA/CAC


None


2ga2dw -8,000


None +6,000


None +2,000


Full 0


2nd Kitchen


546


0.1


22.0 485,546


Realist


04/09/2021


2791 S Bluff Rd


Syracuse, UT 84075


2.25 miles W


511,000


251.97


WFRMLS #1707301;DOM 2


Doc #7643-2293/Realist


ArmLth 0


FHA;0 0


s11/20;c10/20 0


N;Res;BsyRd


Fee Simple


1.00 ac -25,000


N;Res;


DT2;2-Story


Q4 -10,000


26 0


C3


7 4 2.1 +2,000


2,028 +24,840


954sf763sfin +7,550


1rr0br0.0ba0o +9,300


Good


FWA/CAC


Windows 0


2gbi2dw -8,000


2Patios +2,000


2 Fireplace -2,000


Full 0


HorsePrpty 0


690


0.1


17.7 511,690


Realist


04/07/2021


3258 S 750 W


Syracuse, UT 84075


1.29 miles SW


460,000


205.72


WFRMLS #1686220;DOM 6


Doc #7584-508/Realist


ArmLth 0


Conv;5000 0


s08/20;c07/20 +22,080


N;Res; -15,000


Fee Simple


11326 sf +10,000


N;Res;


DT2;Ranch 0


Q4


20 -5,000


C3 -20,000


0


5 3 2.0 +2,500


2,236 +18,600


1291sf1161sfin +4,180


1rr1br1.0ba0o +4,524


Good


FWA/CAC


Windows 0


4ga4dw -25,000


Pat +4,000


2 Fireplace -2,000


Full 0


None +2,500


1,384


0.3


29.4 461,384


Realist


04/07/2021


According to Data Master and MLS, these 


are the only sales or listings reported for the subject property in the past three years and the comparable sales in the past year.  


Public MLS System, Utah is a non disclosure state and the MLS system is considered the best source of sales history. 


Realist


None noted


The best available, most recent comps were selected from the Wasatch Front MLS service and verified with 


the county transfer records.    The comparables used in this report were selected primarily because they are the most recent, similar sales.    The 


comps generally support and bracket a final estimate of value. The appraiser made an exhaustive search to find recent comparable sales similar 


in GLA, lot size, age, and location.   There were very few available.  It was necessary to expand the desired location to a 6 mile radius and the 


date of sale to 12 months in order to include the best comps available.  Comp 1 has superior updates and is located in a superior neighborhood.   


Comp 2 is located on a similar busy street and has a superior quality of construction.  Comp 3 has partial updates and has an attached 2 car 


garage and a detached 2 car garage with extra height.  


480,000


480,000


The Sales Comparison Approach to value was given 100% weight in the final estimate of value as it is the most indicative of market value.  The 


Cost Approach was not developed and is not considered credible to this assignment.   The Income Approach to value was not used as single 


family residences in this area are not typically purchased to be leased.


This appraisal was made on the 


hypothetical condition that the subjects lot is divided and the the home sits on a 1/2 acre parcel.   


480,000 04/12/2021
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .


There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .


FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3


Address


Proximity to Subject


Sale Price $ $ $ $


Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.


Data Source(s)


Verification Source(s)


VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment


Sales or Financing


Concessions


Date of Sale/Time


Location


Leasehold/Fee Simple


Site


View


Design (Style)


Quality of Construction


Actual Age


Condition


Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths


Room Count


Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.


Basement & Finished


Rooms Below Grade


Functional Utility


Heating/Cooling


Energy Efficient Items


Garage/Carport


Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $


Adjusted Sale Price


of Comparables $ $ $


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain


My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.


Data Source(s)


My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.


Data Source(s)


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3


Date of Prior Sale/Transfer


Price of Prior Sale/Transfer


Data Source(s)


Effective Date of Data Source(s)


Analysis of prior sale or transfer history of the subject property and comparable sales


Summary of Sales Comparison Approach


Indicated Value by Sales Comparison Approach $


Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $


This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been


completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the


following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:


Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is


$ , as of , which is the date of inspection and the effective date of this appraisal.
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This is an appraisal report.  


This report is intended for use by Parr, Brown, Gee, and Loveless . The Intended Use is to evaluate the property that is the subject of this appraisal for a legal matters, subject to the stated Scope of Work, purpose of the appraisal, reporting requirements of this 


appraisal report form, and Definition of Market Value. No additional Intended Users are identified by the appraiser.    The scope of this "Summary Appraisal" has been to collect, confirm, and report data. Other general market data and conditions have been 


considered. Consideration has been given to the property's zoning and surrounding improvements and neighborhood. The property being appraised as well as the neighborhood in which it is located was inspected. In addition, we have investigated public records 


for the property's zoning, flood hazard area classification, property tax assessor's records, for attributes of the property. Consideration of the highest and best use of the land and property as vacant and improved has been analyzed. Finally, the collection and 


analysis of sales in order to form an opinion of market value.  The Income approach was not considered relevant to this report. 


The appraiser made an interior and exterior inspection of all readily accessible areas of the subject property improvements.   Appraiser has noted all readily observable conditions of the subject property, that is, conditions that are immediately noticeable and 


discernible during a typical site visit.  Appraiser did not make entry into attic scuttle or crawl space, and did not move any personal property or furniture.   Appraiser is not responsible for determining the functionality of appliances or mechanical systems.  It is 


assumed that there are no hidden conditions of the property and that the electrical components and mechanical equipment are in working order. 


The signatures found in this report are secure signatures authorized by the appraiser. The photographs used in this appraisal are digital photos and have not been altered.   The appraiser measured the exterior of the dwellings and rounded to the nearest 


half-foot.


The appraiser's opinion of reasonable exposure time linked to this value opinion is 0 to 90 days.


I have performed no (or the specified) services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.   


The appraiser did develop the Highest and Best Use as Vacant and Improved.   Given the current zoning, present improvements, and market; the current use is the Highest & Best Use.  The vacant value is established on the cost approach page and is 


determined by researching current lot sales and listings in the area.  The current use is legally permissible, physically possible, financially feasible, and maximally productive.


PARCEL 1: BEG AT A PT N 89^15'30" W 445 FT ALG THE SEC LINE & S 0^10'30" W 233 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 347 FT; TH S 0^10'30" W 592 FT; TH S 89^50'13" E 347 FT; TH N 0^10'30" E 592 FT 


TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 445 FT ALG THE SEC LINE & S 0^10'30" W 33 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 232 FT ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH N 


89^50'13" W 115 FT; TH S 0^10'30" W 7.2 FT, M/L, TO THE S LINE OF LAYTON CITY; TH S 89^50'13" E 347 FT; TH N 0^10'30" E 200 FT TO THE POB. LESS & EXCEPT THAT PPTY CONV TO LAYTON CITY CORPORATION BY QC DEED RECORDED 


12/09/2003 AS E# 1939173 BK 3432 PG 225, DESC AS FOLLOWS: BEG AT A PT N 89^50'13" W 445.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W 


LINE OF AN 84 FT WIDE STR; TH FOLLOWING SD R/W LINE N 89^50'13" W 232.00 FT; TH LEAVING SD R/W N 0^10'30" E 9.00 FT; TH S 89^50'13" E 232.00 FT TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 677 FT ALG SEC LINE & S 0^10'30" W 33 


FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 115 FT ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH S 89^50'13" E 115 FT; TH N 0^10'30" E 192.8 FT TO THE POB. LESS & EXCEPT THEREFR THE 


FOLLOWING DESC PPTY: BEG AT A PT N 89^50'13" W 677.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W LINE OF AN 84 FT WIDE STR; TH 


FOLLOWING SD R/W LINE N 89^50'13" W 127.01 FT; TH LEAVING SD R/W N 00^09'50" E 9.00 FT; TH S 89^52'18" E 12.01 FT; TH S 89^50'13" E 115.00 FT TO THE POB. CONT. 6.194 ACRES


The land value was estimated by extraction and 


sales comparison.  Site-to-value is typical for the area.   


150,000


The cost approach was not deemed necessary for credible assignment 


results for this intended use; therefore it is not developed.  Because of 


the age of the improvements subjectivity would be incorporated in 


estimating costs and depreciation, therefore, the cost approach is not 


included and is not considered a meaningful indicator of value.  


45


N/A


N/A;  Subject is not located in a PUD
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COST APPROACH TO VALUE (not required by Fannie Mae)


Provide adequate information for the lender/client to replicate the below cost figures and calculations.


Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)


ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW


Source of cost data


Quality rating from cost service Effective date of cost data


Comments on Cost Approach (gross living area calculations, depreciation, etc.)


OPINION OF SITE VALUE =$


DWELLING Sq.Ft. @ $ =$


Sq.Ft. @ $ =$


=$


Garage/Carport Sq.Ft. @ $ =$


Total Estimate of Cost-New =$


Less Physical Functional External


Depreciation =$( )


Depreciated Cost of Improvements =$


"As-is" Value of Site Improvements =$


INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years


INCOME APPROACH TO VALUE (not required by Fannie Mae)


Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach


Summary of Income Approach (including support for market rent and GRM)


PROJECT INFORMATION FOR PUDs (if applicable)


Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s) Detached Attached


Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.


Legal Name of Project


Total number of phases Total number of units Total number of units sold


Total number of units rented Total number of units for sale Data source(s)


Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.


Does the project contain any multi-dwelling units? Yes No Data Source


Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.


Are the common elements leased to or by the Homeowners' Association? Yes No If Yes, describe the rental terms and options.


Describe common elements and recreational facilities.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;


including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a


manufactured home or a unit in a condominium or cooperative project.


This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,


statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended


use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may


expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal


assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do


not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's


continuing education or membership in an appraisal organization, are permitted.


SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the


reporting requirements of this appraisal report form, including the following definition of market value, statement of


assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual


inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the


comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,


and (5) report his or her analysis, opinions, and conclusions in this appraisal report.


INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the


subject of this appraisal for a mortgage finance transaction.


INTENDED USER: The intended user of this appraisal report is the lender/client.


DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open


market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming


the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and


the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both


parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a


reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms


of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold


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


*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are


necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are


readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing


adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional


lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical


dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's


reaction to the financing or concessions based on the appraiser's judgment.


STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is


subject to the following assumptions and limiting conditions:


1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title


to it, except for information that he or she became aware of during the research involved in performing this appraisal. The


appraiser assumes that the title is good and marketable and will not render any opinions about the title.


2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.


The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination


of its size.


3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency


(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an


identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or


implied, regarding this determination.


4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,


unless specific arrangements to do so have been made beforehand, or as otherwise required by law.


5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the


presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or


she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal


report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the


property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,


adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such


conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such


conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.


Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as


an environmental assessment of the property.


6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory


completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will


be performed in a professional manner.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:


1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in


this appraisal report.


2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition


of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the


livability, soundness, or structural integrity of the property.


3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal


Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in


place at the time this appraisal report was prepared.


4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales


comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach


for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop


them, unless otherwise indicated in this report.


5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for


sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject


property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.


6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior


to the date of sale of the comparable sale, unless otherwise indicated in this report.


7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.


8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that


has been built or will be built on the land.


9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject


property and the comparable sales.


10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in


the sale or financing of the subject property.


11. I have knowledge and experience in appraising this type of property in this market area.


12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing


services, tax assessment records, public land records and other such data sources for the area in which the property is located.


13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from


reliable sources that I believe to be true and correct.


14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject


property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I


have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the


presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the


subject property or that I became aware of during the research involved in performing this appraisal. I have considered these


adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and


marketability of the subject property.


15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all


statements and information in this appraisal report are true and correct.


16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which


are subject only to the assumptions and limiting conditions in this appraisal report.


17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or


prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or


completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital


status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the


present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.


18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not


conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a


predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of


any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending


mortgage loan application).


19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I


relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal


or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this


appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make


a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no


responsibility for it.


20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that


ordered and will receive this appraisal report.
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Maegan E. Rigby


Maegan E. Rigby, Appraiser


2059 S. 350 East


Kaysville, Ut 84037


801-865-5606


megrigby@comcast.net


04/13/2021


04/12/2021


5451386-CR00


UT


08/31/2021


2815 W Gordon Ave


Layton, UT 84041


480,000


No AMC


Parr Brown Gee & Loveless


N/A
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the


borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other


secondary market participants; data collection or reporting services; professional appraisal organizations; any department,


agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to


obtain the appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal


report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public


relations, news, sales, or other media).


22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain


laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice


that pertain to disclosure or distribution by me.


23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage


insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part


of any mortgage finance transaction that involves any one or more of these parties.


24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are


defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this


appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and


valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or


criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States


Code, Section 1001, et seq., or similar state laws.


SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:


1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's


analysis, opinions, statements, conclusions, and the appraiser's certification.


2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,


statements, conclusions, and the appraiser's certification.


3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the


appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.


4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and


promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal


report was prepared.


5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are


defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this


appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and


valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


APPRAISER


Signature


Name


Company Name


Company Address


Telephone Number


Email Address


Date of Signature and Report


Effective Date of Appraisal


State Certification #


or State License #


or Other (describe) State #


State


Expiration Date of Certification or License


ADDRESS OF PROPERTY APPRAISED


APPRAISED VALUE OF SUBJECT PROPERTY $


LENDER/CLIENT


Name


Company Name


Company Address


Email Address


SUPERVISORY APPRAISER (ONLY IF REQUIRED)


Signature


Name


Company Name


Company Address


Telephone Number


Email Address


Date of Signature


State Certification #


or State License #


State


Expiration Date of Certification or License


SUBJECT PROPERTY


Did not inspect subject property


Did inspect exterior of subject property from street


Date of Inspection


Did inspect interior and exterior of subject property


Date of Inspection


COMPARABLE SALES


Did not inspect exterior of comparable sales from street


Did inspect exterior of comparable sales from street


Date of Inspection
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21-22


2815 W Gordon Ave


Layton, UT 84041


N;Res;BsyRd


Fee Simple


21780 sf


N;Res;


DT2;2-Story


Q4


30


C3


7 4 3.0


2,856


1709sf1538sfwu


1rr1br1.0ba3o


Good


FWA/CAC


None


None


Patio/2Deck


Fireplaces 1 Fireplace


Landscaping Part


Extras 2nd Kitchen


Public Records


04/09/2021


373 E Shepard Ln


Kaysville, UT 84037


6.84 miles SE


499,500


215.67


WFRMLS #1691693;DOM 28


Doc #7606-2754/Realist


ArmLth 0


Conv;3000 0


s09/20;c08/20 +20,979


N;Res;BsyRd -10,000


Fee Simple


39204 sf -17,000


N;Res;


DT2;2-Story


Q4


45 +7,500


C3


8 4 3.1 -2,000


2,316 +16,200


1098sf988sfwu +6,110


0rr1br0.0ba0o +6,600


Good


FWA/Radnt/CAC 0


Windows 0


2ga2cp3dw -10,000


Patio +4,000


3 Fireplace -4,000


Full 0


OutBldg -20,000


-1,611


0.3


24.9 497,889


Realist


04/07/2021


435 Weaver Ln


Layton, UT 84041


2.74 miles SE


462,400


158.46


WFRMLS #1692043;DOM 17


Doc #7586-4604/Realist


ArmLth 0


Conv;0 0


s08/20;c08/20 +22,176


N;Res;BsyRd


Fee Simple


32234 sf -10,000


N;Res;


DT2;2-Story


Q4


40 +5,000


C3 -20,000


0


9 5 3.0 0


2,918 0


0sf +17,090


+18,456


Good


Radnt/Evap +1,000


Solar/Windows 0


2ga3dw -8,000


Patio +4,000


1 Fireplace


Full 0


HorsePrpty/Strg 0


29,722


6.4


22.9 492,122


Realist


04/07/2021


733 W 3300 S


Syracuse, UT 84075


1.29 miles SW


450,000


168.67


WFRMLS #1663948;DOM 79


Doc #7531-2040/Realist


ArmLth 0


Conv;0 0


s06/20;c04/20 +27,000


N;Res; -15,000


Fee Simple


12632 sf +9,000


N;Res;


DT2;2-Story


Q4


20 -5,000


C3 -20,000


0


6 3 2.1 +1,500


2,668 +5,640


1512sf1209sfin +1,970


1rr1br1.0ba0o +3,948


Good


FWA/CAC


None


2gbi3dw -8,000


Pat/Patio +2,000


1 Fireplace


Full 0


None +2,500


5,558


1.2


22.6 455,558


Realist


04/07/2021


4 5 6


4 5 6


None noted


Comps 4, 5, and 6 were included to help further support the appraised value.    Comp 4 has a similar partial log exterior.  


Comp 4 has 3 attached log storage sheds.   Comps 3, 4, 5, and 6 all sold over 6 months ago.  An adjustment was made to each of them 


because values have increased in the past 6 to 12 months.    Comp 4 is also located on a busier street, however, it is located in a superior 


neighborhood.  Comp 5 backs to Layton Parkway.  Comps 5 and 6 have superior updates.  
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Address


Proximity to Subject


Sale Price $ $ $ $


Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.


Data Source(s)


Verification Source(s)


VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment


Sales or Financing


Concessions


Date of Sale/Time


Location


Leasehold/Fee Simple


Site


View


Design (Style)


Quality of Construction


Actual Age


Condition


Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths


Room Count


Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.


Basement & Finished


Rooms Below Grade


Functional Utility


Heating/Cooling


Energy Efficient Items


Garage/Carport


Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $


Adjusted Sale Price


of Comparables $ $ $


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Date of Prior Sale/Transfer


Price of Prior Sale/Transfer


Data Source(s)


Effective Date of Data Source(s)


Analysis of prior sale or transfer history of the subject property and comparable sales


Analysis/Comments
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21-22


2815 W Gordon Ave


Layton, UT 84041


N;Res;BsyRd


Fee Simple


21780 sf


N;Res;


DT2;2-Story


Q4


30


C3


7 4 3.0


2,856


1709sf1538sfwu


1rr1br1.0ba3o


Good


FWA/CAC


None


None


Patio/2Deck


Fireplaces 1 Fireplace


Landscaping Part


Extras 2nd Kitchen


Public Records


04/09/2021


1480 E Gentile St


Layton, UT 84040


4.25 miles E


519,900


214.22


WFRMLS #1733622;DOM 7


Realist


Listing 0


0


Active 0


N;Res;BsyRd -10,000


Fee Simple


13939 sf +7,000


N;Res;


DT2;2-Story


Q4


38 +4,000


C3


0


7 3 1.1 +4,000


2,427 +12,870


1292sf1292sfin +4,170


0rr2br1.0ba1o +2,952


Good


FWA/CAC


None


2ga2dw -8,000


Pat +4,000


1 Fireplace


Full 0


OutBldg +2,500


23,492


4.5


11.4 543,392


Realist


04/09/2021


7 8 9


7 8 9


 480 E Gentile St has no known 12-month prior transfer history.


Comp 7 was included to help further support the appraised value.  Comp 7 is a listing and has not sold.  Comp 7 is located on 


a busy street, however and it is located in a superior location.  
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Uniform Residential Appraisal Report File #
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P
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R
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Address


Proximity to Subject


Sale Price $ $ $ $


Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.


Data Source(s)


Verification Source(s)


VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment


Sales or Financing


Concessions


Date of Sale/Time


Location


Leasehold/Fee Simple


Site


View


Design (Style)


Quality of Construction


Actual Age


Condition


Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths


Room Count


Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.


Basement & Finished


Rooms Below Grade


Functional Utility


Heating/Cooling


Energy Efficient Items


Garage/Carport


Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $


Adjusted Sale Price


of Comparables $ $ $


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Date of Prior Sale/Transfer


Price of Prior Sale/Transfer


Data Source(s)


Effective Date of Data Source(s)


Analysis of prior sale or transfer history of the subject property and comparable sales


Analysis/Comments
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21-22


2815 W Gordon Ave Layton UT 84041


N/A


22


3.67


1


0.3


$455,000


23


$665,000


3


100%


4


1.33


2


1.5


$505,500


11


$542,450


56


101%


6


2.00


2


1.0


$519,950


5


$522,450


9


101%


An analysis was performed on 32 competing sales over the past 12 months. For those sales, a total of 43.8% were 


reported to have seller concessions. This analysis shows a change of -8.1% per month. 


An analysis was performed on 32 competing sales over the past 12 months. For those sales, a total of 0.0% were reported to be REO. 


Information reported in the WFRMLS system (using an effective date of 04/08/2021) was utilized to arrive 


at the results noted on this addendum. Any percent change results noted in these comments are based on simple regression.


An analysis was performed on 32 competing sales over the past 12 months. The sales within this group had a median sale price of $472,950. 


This analysis shows a change of +1.7% per month. Based on all sales in this same group, there is a 0.8 month supply. This analysis shows a 


change of -11.2% per month. These sales had a median DOM of 15. This analysis shows a change of -0.5% per month. 


Maegan E. Rigby


Maegan E. Rigby, Appraiser


2059 S. 350 East, Kaysville, Ut 84037


5451386-CR00 UT


megrigby@comcast.net
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File No.
Market Conditions Addendum to the Appraisal Report
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject


neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.


Property Address City State ZIP Code


Borrower


Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding


housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent


it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an


explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data


in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an


average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the


subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.


Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months


Total # of Comparable Sales (Settled)


Absorption Rate (Total Sales/Months)


Total # of Comparable Active Listings


Months of Housing Supply (Total Listings/Ab.Rate)


Median Comparable Sale Price


Median Comparable Sales Days on Market


Median Comparable List Price


Median Comparable Listings Days on Market


Median Sale Price as % of List Price


Increasing Stable Declining


Increasing Stable Declining


Declining Stable Increasing


Declining Stable Increasing


Overall Trend


Increasing Stable Declining


Declining Stable Increasing


Increasing Stable Declining


Declining Stable Increasing


Increasing Stable Declining


Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing


Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo


fees, options, etc.).


Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).


Cite data sources for above information.


Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as


an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.


If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:


Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Total # of Comparable Sales (Settled)


Absorption Rate (Total Sales/Months)


Months of Unit Supply (Total Listings/Ab.Rate)


Total # of Active Comparable Listings


Increasing Stable Declining


Increasing Stable Declining


Declining Stable Increasing


Declining Stable Increasing


Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of


foreclosed properties.


Summarize the above trends and address the impact on the subject unit and project.


Signature


Appraiser Name


Company Name


Company Address


State License/Certification # State


Email Address


Signature


Supervisory Appraiser Name


Company Name


Company Address


State License/Certification # State


Email Address
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Building Sketch


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Borrower


Lender/Client


Property Address


City County State Zip Code
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Plat Map


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Borrower


Lender/Client


Property Address


City County State Zip Code
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Location Map


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Borrower


Lender/Client


Property Address


City County State Zip Code
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Aerial Map


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Borrower


Lender/Client


Property Address


City County State Zip Code
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Subject Photo Page


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Subject Front


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2815 W Gordon Ave


2,856


7


4


3.0


N;Res;BsyRd


N;Res;


21780 sf


Q4


30


Subject Rear


Subject Street


Borrower


Lender/Client


Property Address


City County State Zip Code
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Subject Photo Page


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Subject Front


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2815 W Gordon Ave


2,856


7


4


3.0


N;Res;BsyRd


N;Res;


21780 sf


Q4


30


Subject Rear


Borrower


Lender/Client


Property Address


City County State Zip Code
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Interior Photos


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Bedroom Bath Laundry


Family Kitchen Living


Bedroom Bedroom Bathroom


Master Master bath Den


Fr kitchenette Bedroom Den


Borrower


Lender/Client


Property Address


City County State Zip Code
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Interior/Exterior Photos


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Storage Bath


Den Utility


Rear Side


Borrower


Lender/Client


Property Address


City County State Zip Code
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Comparable Photo Page


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Comparable1


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


1485 Child Dr


4.59 miles E


485,000


2,897


10


5


3.0


N;Res;


N;Res;


11326 sf


Q4


35


Comparable 2


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2791 S Bluff Rd


2.25 miles W


511,000


2,028


7


4


2.1


N;Res;BsyRd


N;Res;


1.00 ac


Q4


26


Comparable 3


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


3258 S 750 W


1.29 miles SW


460,000


2,236


5


3


2.0


N;Res;


N;Res;


11326 sf


Q4


20


Borrower


Lender/Client


Property Address


City County State Zip Code
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Comparable Photo Page


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Comparable 4


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


373 E Shepard Ln


6.84 miles SE


499,500


2,316


8


4


3.1


N;Res;BsyRd


N;Res;


39204 sf


Q4


45


Comparable5


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


435 Weaver Ln


2.74 miles SE


462,400


2,918


9


5


3.0


N;Res;BsyRd


N;Res;


32234 sf


Q4


40


Comparable 6


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


733 W 3300 S


1.29 miles SW


450,000


2,668


6


3


2.1


N;Res;


N;Res;


12632 sf


Q4


20


Borrower


Lender/Client


Property Address


City County State Zip Code
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Comparable Photo Page


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Comparable 7


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


1480 E Gentile St


4.25 miles E


519,900


2,427


7


3


1.1


N;Res;BsyRd


N;Res;


13939 sf


Q4


38


Comparable 8


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


Comparable 9


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


Borrower


Lender/Client


Property Address


City County State Zip Code
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File No.


UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM


(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Condition Ratings and Definitions


C1


The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new


and the dwelling features no physical depreciation.


Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings


provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been


rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they


have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without


adequate maintenance or upkeep).


C2


The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components


are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced


with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and


are similar in condition to new construction.


Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical


depreciation, or an older property that has been recently completely renovated.


C3


The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every


major building component, may be updated or recently rehabilitated. The structure has been well maintained.


Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is


being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of


short-lived building components have been replaced but not to the level of a complete renovation.


C4


The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been


adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building


components have been adequately maintained and are functionally adequate.


Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building


components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,


they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.


C5


The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,


rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains


useable and functional as a residence.


Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many


of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.


C6


The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,


soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many


or most major components.


Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property


with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.


Quality Ratings and Definitions


Q1


Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such


residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship


and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality


exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes


throughout the dwelling are of exceptionally high quality.


Q2


Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in


this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly


modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The


workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.


UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM


(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Quality Ratings and Definitions (continued)


Q3


Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard


residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors


that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been


upgraded from “stock” standards.


Q4


Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans


are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,


finish, and equipment are of stock or builder grade and may feature some upgrades.


Q5


Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a


plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation


and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials


with limited refinements and upgrades.


Q6


Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings


are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or


expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical


systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions


to the original structure


Definitions of Not Updated, Updated, and Remodeled


Not Updated


Little or no updating or modernization. This description includes, but is not limited to, new homes.


Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major


components have been replaced or updated. Those over fifteen years of age are also considered not updated if the


appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained


and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.


Updated


The area of the home has been modified to meet current market expectations. These modifications


are limited in terms of both scope and cost.


An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute


updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not


include significant alterations to the existing structure.


Remodeled


Significant finish and/or structural changes have been made that increase utility and appeal through


complete replacement and/or expansion.


A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include


some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation


of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)


square footage). This would include a complete gutting and rebuild.


Explanation of Bathroom Count


Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not


included in the bathroom count.  The number of full and half baths is reported by separating the two values using a


period, where the full bath count is represented to the left of the period and the half bath count is represented to the


right of the period.


Example:


3.2 indicates three full baths and two half baths.
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(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Abbreviations Used in Data Standardization Text


Abbreviation Full Name Fields Where This Abbreviation May Appear


A Adverse Location & View


ac Acres Area, Site


AdjPrk Adjacent to Park Location


AdjPwr Adjacent to Power Lines Location


ArmLth Arms Length Sale Sale or Financing Concessions


AT Attached Structure Design (Style)


B Beneficial Location & View


ba Bathroom(s) Basement & Finished Rooms Below Grade


br Bedroom Basement & Finished Rooms Below Grade


BsyRd Busy Road Location


c Contracted Date Date of Sale/Time


Cash Cash Sale or Financing Concessions


Comm Commercial Influence Location


Conv Conventional Sale or Financing Concessions


cp Carport Garage/Carport


CrtOrd Court Ordered Sale Sale or Financing Concessions


CtySky City View Skyline View View


CtyStr City Street View View


cv Covered Garage/Carport


DOM Days On Market Data Sources


DT Detached Structure Design (Style)


dw Driveway Garage/Carport


e Expiration Date Date of Sale/Time


Estate Estate Sale Sale or Financing Concessions


FHA Federal Housing Authority Sale or Financing Concessions


g Garage Garage/Carport


ga Attached Garage Garage/Carport


gbi Built-in Garage Garage/Carport


gd Detached Garage Garage/Carport


GlfCse Golf Course Location


Glfvw Golf Course View View


GR Garden Design (Style)


HR High Rise Design (Style)


in Interior Only Stairs Basement & Finished Rooms Below Grade


Ind Industrial Location & View


Listing Listing Sale or Financing Concessions


Lndfl Landfill Location


LtdSght Limited Sight View


MR Mid-rise Design (Style)


Mtn Mountain View View


N Neutral Location & View


NonArm Non-Arms Length Sale Sale or Financing Concessions


o Other Basement & Finished Rooms Below Grade


O Other Design (Style)


op Open Garage/Carport


Prk Park View View


Pstrl Pastoral View View


PwrLn Power Lines View


PubTrn Public Transportation Location


Relo Relocation Sale Sale or Financing Concessions


REO REO Sale Sale or Financing Concessions


Res Residential Location & View


RH USDA - Rural Housing Sale or Financing Concessions


rr Recreational (Rec) Room Basement & Finished Rooms Below Grade


RT Row or Townhouse Design (Style)


s Settlement Date Date of Sale/Time


SD Semi-detached Structure Design (Style)


Short Short Sale Sale or Financing Concessions


sf Square Feet Area, Site, Basement


sqm Square Meters Area, Site


Unk Unknown Date of Sale/Time


VA Veterans Administration Sale or Financing Concessions


w Withdrawn Date Date of Sale/Time


wo Walk Out Basement Basement & Finished Rooms Below Grade


Woods Woods View View


Wtr Water View View


WtrFr Water Frontage Location


wu Walk Up Basement Basement & Finished Rooms Below Grade
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License


N/A


2815 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Borrower


Lender/Client


Property Address


City County State Zip Code
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2843 W Gordon Ave


Part of Legal (page 3 of URAR)


Layton, UT 84041


Parr Brown Gee & Loveless


04/13/2021


Maegan E. Rigby


APPRAISAL OF REAL PROPERTY


LOCATED AT:


FOR:


AS OF:


BY:
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Rigby Appraisals


21-25


2843 W Gordon Ave Layton UT 84041


N/A RUST LAYTON PROPERTY LLC Davis


Part of Legal (page 3 of URAR)


Part of  12-109-0365 2020 2,740


N/A 36260 1254.05


0 0


Legal Matters


Parr Brown Gee & Loveless N/A


MLS


185


1,270


371


0


126


0


65


12


5


8


10


North-South boundaries are from Antelope to Gentile.   East-West boundaries 


are from .I-15 to the Great Salt Lake.  Other land use is vacant.


Residential neighborhood of compatible residential homes.  Predominant area land use is residential.   Gradual sloping 


topography with average views.   There are no adverse factors which should affect the subject's marketability.  The improvements conform well 


to the surrounding houses.  The subject has access to all necessary supporting facilities including schools, shopping, recreation, and employment.


Market conditions are good with a high demand for properties and values increasing..   


Market exposure for competitively priced homes is 0 to 3 months.   Financing is available for well-qualified buyers, with sellers paying some 


closing fees.  Recent economic forecasts include continued growth and a stabilizing of values.


See Attached Platt and Legal 10890 sf Rectangular N;Res;


R-S Residential


Asphalt


None


X 49011C0210E 06/18/2007


There are no apparent adverse easements, encroachments, special assessments, etc..  The site has average utility and conforms to zoning.  


Neither an in depth review of easements or a review of the Title Policy were performed.


1


Bungalow


1930(Unknwn)


40


0


0


Cncrt/Avg


Siding/Avg


AsphltShng/Avg


Alum/Avg


Sliding/Vinyl/lAvg


Yes/DoublePne/Avg


Yes/Alum/Avg


Crpt/LmntAvg


DryWall/Pnt/Avg


Stock/Paint/Avg


Vinyl/Avg


Tile/Avg


Gas


Wnd


0


None


None


0


None


Front


None


2


Dirt


0


0


5 3 1.1 1,448


Windows


C4;No updates in the prior 15 years;The subject is 


located on a busy street.  The actual age is not known.   An estimate was used for this report.


No apparent functional or external inadequacies observed.      


Functional utility is considered average.  The subject conforms well to other homes in the area.  No physical or functional inadequacies noted. 
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.


Property Address City State Zip Code


Borrower Owner of Public Record County


Legal Description


Assessor's Parcel # Tax Year R.E. Taxes $


Neighborhood Name Map Reference Census Tract


Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month


Property Rights Appraised Fee Simple Leasehold Other (describe)


Assignment Type Purchase Transaction Refinance Transaction Other (describe)


Lender/Client Address


Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No


Report data source(s) used, offering price(s), and date(s).


I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not


performed.


Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)


Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No


If Yes, report the total dollar amount and describe the items to be paid.


Note: Race and the racial composition of the neighborhood are not appraisal factors.


Neighborhood Characteristics


Location Urban Suburban Rural


Built-Up Over 75% 25-75% Under 25%


Growth Rapid Stable Slow


One-Unit Housing Trends


Property Values Increasing Stable Declining


Demand/Supply Shortage In Balance Over Supply


Marketing Time Under 3 mths 3-6 mths Over 6 mths


One-Unit Housing


PRICE


$ (000)


AGE


(yrs)


Low


High


Pred.


Present Land Use %


One-Unit %


2-4 Unit %


Multi-Family %


Commercial %


Other %


Neighborhood Boundaries


Neighborhood Description


Market Conditions (including support for the above conclusions)


Dimensions Area Shape View


Specific Zoning Classification Zoning Description


Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)


Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe


Utilities Public Other (describe) Public Other (describe)


Electricity


Gas


Water


Sanitary Sewer


Off-site Improvements - Type Public Private


Street


Alley


FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date


Are the utilities and off-site improvements typical for the market area? Yes No If No, describe


Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe


General Description


Units One One with Accessory Unit


# of Stories


Type Det. Att. S-Det./End Unit


Existing Proposed Under Const.


Design (Style)


Year Built


Effective Age (Yrs)


Foundation


Concrete Slab Crawl Space


Full Basement Partial Basement


Basement Area sq.ft.


Basement Finish %


Outside Entry/Exit Sump Pump


Evidence of Infestation


Dampness Settlement


Exterior Description materials/condition


Foundation Walls


Exterior Walls


Roof Surface


Gutters & Downspouts


Window Type


Storm Sash/Insulated


Screens


Interior materials/condition


Floors


Walls


Trim/Finish


Bath Floor


Bath Wainscot


Attic None


Drop Stair Stairs


Floor Scuttle


Finished Heated


Heating FWA HWBB Radiant


Other Fuel


Cooling Central Air Conditioning


Individual Other


Amenities


Fireplace(s) #


Patio/Deck


Pool


Woodstove(s) #


Fence


Porch


Other


Car Storage None


Driveway # of Cars


Driveway Surface


Garage # of Cars


Carport # of Cars


Att. Det. Built-in


Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)


Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade


Additional features (special energy efficient items, etc.).


Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).


Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe


Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe


Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 1 of 6 Fannie Mae Form 1004 March 2005
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0 0 0


5 225,000 383,000


2843 W Gordon Ave


Layton, UT 84041


N;BsyRd;


Fee Simple


10890 sf


N;Res;


DT1;Bungalow


Q4


91


C4


5 3 1.1


1,448


0sf


Good


FWA/Wndw


Windows


2dw


Porch


Fireplaces None


Landscaping Part


Exterior Features None


Public Records


04/12/2021


2438 W Gordon Ave


Layton, UT 84041


0.41 miles E


225,000


279.50


WFRMLS #1642560;DOM 108


Doc #7479-3159/Realist


ArmLth 0


Conv;0 0


s05/20;c03/20 +14,850


N;BsyRd;


Fee Simple


17860 sf -7,500


N;Res;


DT1;Bnglw 0


Q4


94 0


C4


0


4 2 1.0 +1,500


805 +19,290


400sf0sfin -4,000


Good


FWA/CAC -1,000


Windows


2gd2dw -8,000


Pch 0


1 Fireplace -1,500


Full 0


None


13,640


6.1


25.6 238,640


Realist


04/12/2021


198 S Angel St


Layton, UT 84041


2.02 miles SE


310,000


316.00


WFRMLS #1725932;DOM 23


Doc #7623-3067/Realist


ArmLth 0


Conv;0 0


s03/21;c02/21 0


N;BsyRd;


Fee Simple


20909 sf -10,000


N;Res;


DT2;Ranch 0


Q4 -2,500


71 -5,000


C4


0


4 2 1.0 +1,500


981 +14,010


981sf784sfin -9,810


1rr2br1.0ba0o -9,408


Good


FWA/CAC -1,000


Windows


None 0


Pat -1,000


1 Fireplace -1,500


Full 0


OutBldg 0


-24,708


8.0


18.0 285,292


Realist


04/12/2021


1319 Reid Dr


Layton, UT 84041


1.31 miles E


245,000


232.45


WFRMLS #1693265;DOM 5


Doc #7593-2228/Realist


ArmLth 0


FHA;500 0


s09/20;c08/20 +10,290


N;Res; -10,000


Fee Simple


7841 sf 0


N;Res;


DT1;Ranch 0


Q4 -2,500


63 -10,000


C4


5 3 1.0 +1,500


1,054 +11,820


0sf


Good


FWA/WAC 0


None 0


1cp1dw -1,000


Pat -1,000


None


Full 0


None


-890


0.4


19.6 244,110


Realist


04/09/2021


According to Data Master and MLS, these 


are the only sales or listings reported for the subject property in the past three years and the comparable sales in the past year.  


Public MLS System, Utah is a non disclosure state and the MLS system is considered the best source of sales history. 


Realist


 2438 W Gordon Ave transferred on 03/27/2020 (Affidavit - Doc 


#7479-3155). 304 W Francis Ave has no known 12-month prior transfer history. 143 N Talbot Dr has no known 12-month prior transfer history.


The best available, most recent comps were selected from the Wasatch Front MLS service and verified with 


the county transfer records.   The appraiser made an exhaustive search to find recent comparable sales similar in age, GLA and location.   There 


were very few available.  It was necessary to expand the desired location to a 3 mile radius and the date of sale to 12 months in order to include 


the best comps available.  Comps 1 and 3 sold over 6 months ago.  An adjustment was made to each of them because values have increased in 


the past 6 to 12 months.  Comps 2 and 3 have superior brick exteriors.  The subject and Comps 1 and 2 are located on busy streets.   The 


comparables used in this report were selected primarily because they are the most recent, similar sales.    The comps generally support and 


bracket a final estimate of value.  


240,000


240,000


The Sales Comparison Approach to value was given 100% weight in the final estimate of value as it is the most indicative of market value.  The 


Cost Approach was not developed and is not considered credible to this assignment.   The Income Approach to value was not used as single 


family residences in this area are not typically purchased to be leased.


This appraisal was made on the 


hypothetical condition that the subjects lot is divided and the the home sits on a .25 acre parcel.   


240,000 04/13/2021
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .


There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .


FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3


Address


Proximity to Subject


Sale Price $ $ $ $


Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.


Data Source(s)


Verification Source(s)


VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment


Sales or Financing


Concessions


Date of Sale/Time


Location


Leasehold/Fee Simple


Site


View


Design (Style)


Quality of Construction


Actual Age


Condition


Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths


Room Count


Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.


Basement & Finished


Rooms Below Grade


Functional Utility


Heating/Cooling


Energy Efficient Items


Garage/Carport


Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $


Adjusted Sale Price


of Comparables $ $ $


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain


My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.


Data Source(s)


My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.


Data Source(s)


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3


Date of Prior Sale/Transfer


Price of Prior Sale/Transfer


Data Source(s)


Effective Date of Data Source(s)


Analysis of prior sale or transfer history of the subject property and comparable sales


Summary of Sales Comparison Approach


Indicated Value by Sales Comparison Approach $


Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $


This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been


completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the


following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:


Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is


$ , as of , which is the date of inspection and the effective date of this appraisal.
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This is an appraisal report.  


This report is intended for use by Parr Brown Gee & Loveless . The Intended Use is to evaluate the property that is the subject of this appraisal for legal purposes, subject to the stated Scope of Work, purpose of the appraisal, reporting requirements of this 


appraisal report form, and Definition of Market Value. No additional Intended Users are identified by the appraiser.    The scope of this "Summary Appraisal" has been to collect, confirm, and report data. Other general market data and conditions have been 


considered. Consideration has been given to the property's zoning and surrounding improvements and neighborhood. The property being appraised as well as the neighborhood in which it is located was inspected. In addition, we have investigated public records 


for the property's zoning, flood hazard area classification, property tax assessor's records, for attributes of the property. Consideration of the highest and best use of the land and property as vacant and improved has been analyzed. Finally, the collection and 


analysis of sales in order to form an opinion of market value.  The Income approach was not considered relevant to this report. 


The appraiser made an interior and exterior inspection of all readily accessible areas of the subject property improvements.   Appraiser has noted all readily observable conditions of the subject property, that is, conditions that are immediately noticeable and 


discernible during a typical site visit.  Appraiser did not make entry into attic scuttle or crawl space, and did not move any personal property or furniture.   Appraiser is not responsible for determining the functionality of appliances or mechanical systems.  It is 


assumed that there are no hidden conditions of the property and that the electrical components and mechanical equipment are in working order. 


The signatures found in this report are secure signatures authorized by the appraiser. The photographs used in this appraisal are digital photos and have not been altered.   The appraiser measured the exterior of the dwellings and rounded to the nearest 


half-foot.


The appraiser's opinion of reasonable exposure time linked to this value opinion is 90 to 120 days.


I have performed no (or the specified) services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.   


The appraiser did develop the Highest and Best Use as Vacant and Improved.   Given the current zoning, present improvements, and market; the current use is the Highest & Best Use.  The vacant value is established on the cost approach page and is 


determined by researching current lot sales and listings in the area.  The current use is legally permissible, physically possible, financially feasible, and maximally productive.


PARCEL 1: BEG AT A PT N 89^15'30" W 445 FT ALG THE SEC LINE & S 0^10'30" W 233 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 347 FT; TH S 0^10'30" W 592 FT; TH S 89^50'13" E 347 FT; TH N 0^10'30" E 592 FT 


TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 445 FT ALG THE SEC LINE & S 0^10'30" W 33 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 232 FT ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH N 


89^50'13" W 115 FT; TH S 0^10'30" W 7.2 FT, M/L, TO THE S LINE OF LAYTON CITY; TH S 89^50'13" E 347 FT; TH N 0^10'30" E 200 FT TO THE POB. LESS & EXCEPT THAT PPTY CONV TO LAYTON CITY CORPORATION BY QC DEED RECORDED 


12/09/2003 AS E# 1939173 BK 3432 PG 225, DESC AS FOLLOWS: BEG AT A PT N 89^50'13" W 445.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W 


LINE OF AN 84 FT WIDE STR; TH FOLLOWING SD R/W LINE N 89^50'13" W 232.00 FT; TH LEAVING SD R/W N 0^10'30" E 9.00 FT; TH S 89^50'13" E 232.00 FT TO THE POB. ALSO, BEG AT A PT N 89^15'30" W 677 FT ALG SEC LINE & S 0^10'30" W 33 


FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH N 89^50'13" W 115 FT ALG THE S'LY LINE OF A ROAD; TH S 0^10'30" W 192.8 FT; TH S 89^50'13" E 115 FT; TH N 0^10'30" E 192.8 FT TO THE POB. LESS & EXCEPT THEREFR THE 


FOLLOWING DESC PPTY: BEG AT A PT N 89^50'13" W 677.00 FT ALG THE SEC LINE & S 00^10'30" W 33.00 FT FR THE N 1/4 COR OF SEC 24-T4N-R2W, SLB&M; & RUN TH S 00^10'30" W 9.00 FT TO THE S R/W LINE OF AN 84 FT WIDE STR; TH 


FOLLOWING SD R/W LINE N 89^50'13" W 127.01 FT; TH LEAVING SD R/W N 00^09'50" E 9.00 FT; TH S 89^52'18" E 12.01 FT; TH S 89^50'13" E 115.00 FT TO THE POB. CONT. 6.194 ACRES


The land value was estimated by extraction and 


sales comparison.  Site-to-value is typical for the area.   


125,000


The cost approach was not deemed necessary for credible assignment 


results for this intended use; therefore it is not developed.  Because of 


the age of the improvements subjectivity would be incorporated in 


estimating costs and depreciation, therefore, the cost approach is not 


included and is not considered a meaningful indicator of value.  


30


N/A


N/A;  Subject is not located in a PUD
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COST APPROACH TO VALUE (not required by Fannie Mae)


Provide adequate information for the lender/client to replicate the below cost figures and calculations.


Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)


ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW


Source of cost data


Quality rating from cost service Effective date of cost data


Comments on Cost Approach (gross living area calculations, depreciation, etc.)


OPINION OF SITE VALUE =$


DWELLING Sq.Ft. @ $ =$


Sq.Ft. @ $ =$


=$


Garage/Carport Sq.Ft. @ $ =$


Total Estimate of Cost-New =$


Less Physical Functional External


Depreciation =$( )


Depreciated Cost of Improvements =$


"As-is" Value of Site Improvements =$


INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years


INCOME APPROACH TO VALUE (not required by Fannie Mae)


Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach


Summary of Income Approach (including support for market rent and GRM)


PROJECT INFORMATION FOR PUDs (if applicable)


Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s) Detached Attached


Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.


Legal Name of Project


Total number of phases Total number of units Total number of units sold


Total number of units rented Total number of units for sale Data source(s)


Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.


Does the project contain any multi-dwelling units? Yes No Data Source


Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.


Are the common elements leased to or by the Homeowners' Association? Yes No If Yes, describe the rental terms and options.


Describe common elements and recreational facilities.
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Uniform Residential Appraisal Report File #


This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;


including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a


manufactured home or a unit in a condominium or cooperative project.


This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,


statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended


use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may


expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal


assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do


not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's


continuing education or membership in an appraisal organization, are permitted.


SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the


reporting requirements of this appraisal report form, including the following definition of market value, statement of


assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual


inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the


comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,


and (5) report his or her analysis, opinions, and conclusions in this appraisal report.


INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the


subject of this appraisal for a mortgage finance transaction.


INTENDED USER: The intended user of this appraisal report is the lender/client.


DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open


market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming


the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and


the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both


parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a


reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms


of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold


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


*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are


necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are


readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing


adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional


lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical


dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's


reaction to the financing or concessions based on the appraiser's judgment.


STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is


subject to the following assumptions and limiting conditions:


1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title


to it, except for information that he or she became aware of during the research involved in performing this appraisal. The


appraiser assumes that the title is good and marketable and will not render any opinions about the title.


2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.


The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination


of its size.


3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency


(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an


identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or


implied, regarding this determination.


4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,


unless specific arrangements to do so have been made beforehand, or as otherwise required by law.


5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the


presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or


she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal


report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the


property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,


adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such


conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such


conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.


Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as


an environmental assessment of the property.


6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory


completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will


be performed in a professional manner.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:


1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in


this appraisal report.


2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition


of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the


livability, soundness, or structural integrity of the property.


3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal


Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in


place at the time this appraisal report was prepared.


4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales


comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach


for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop


them, unless otherwise indicated in this report.


5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for


sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject


property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.


6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior


to the date of sale of the comparable sale, unless otherwise indicated in this report.


7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.


8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that


has been built or will be built on the land.


9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject


property and the comparable sales.


10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in


the sale or financing of the subject property.


11. I have knowledge and experience in appraising this type of property in this market area.


12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing


services, tax assessment records, public land records and other such data sources for the area in which the property is located.


13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from


reliable sources that I believe to be true and correct.


14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject


property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I


have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the


presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the


subject property or that I became aware of during the research involved in performing this appraisal. I have considered these


adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and


marketability of the subject property.


15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all


statements and information in this appraisal report are true and correct.


16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which


are subject only to the assumptions and limiting conditions in this appraisal report.


17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or


prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or


completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital


status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the


present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.


18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not


conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a


predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of


any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending


mortgage loan application).


19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I


relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal


or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this


appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make


a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no


responsibility for it.


20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that


ordered and will receive this appraisal report.
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Maegan E. Rigby


Maegan E. Rigby, Appraiser


2059 S. 350 East


Kaysville, Ut 84037


801-865-5606


megrigby@comcast.net


04/13/2021


04/13/2021


5451386-CR00


UT


08/31/2021


2843 W Gordon Ave


Layton, UT 84041


240,000


No AMC


Parr Brown Gee & Loveless


N/A


Form 1004UAD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE


Uniform Residential Appraisal Report File #


21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the


borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other


secondary market participants; data collection or reporting services; professional appraisal organizations; any department,


agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to


obtain the appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal


report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public


relations, news, sales, or other media).


22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain


laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice


that pertain to disclosure or distribution by me.


23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage


insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part


of any mortgage finance transaction that involves any one or more of these parties.


24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are


defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this


appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and


valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or


criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States


Code, Section 1001, et seq., or similar state laws.


SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:


1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's


analysis, opinions, statements, conclusions, and the appraiser's certification.


2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,


statements, conclusions, and the appraiser's certification.


3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the


appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.


4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and


promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal


report was prepared.


5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are


defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this


appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and


valid as if a paper version of this appraisal report were delivered containing my original hand written signature.


APPRAISER


Signature


Name


Company Name


Company Address


Telephone Number


Email Address


Date of Signature and Report


Effective Date of Appraisal


State Certification #


or State License #


or Other (describe) State #


State


Expiration Date of Certification or License


ADDRESS OF PROPERTY APPRAISED


APPRAISED VALUE OF SUBJECT PROPERTY $


LENDER/CLIENT


Name


Company Name


Company Address


Email Address


SUPERVISORY APPRAISER (ONLY IF REQUIRED)


Signature


Name


Company Name


Company Address


Telephone Number


Email Address


Date of Signature


State Certification #


or State License #


State


Expiration Date of Certification or License


SUBJECT PROPERTY


Did not inspect subject property


Did inspect exterior of subject property from street


Date of Inspection


Did inspect interior and exterior of subject property


Date of Inspection


COMPARABLE SALES


Did not inspect exterior of comparable sales from street


Did inspect exterior of comparable sales from street


Date of Inspection
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2843 W Gordon Ave


Layton, UT 84041


N;BsyRd;


Fee Simple


10890 sf


N;Res;


DT1;Bungalow


Q4


91


C4


5 3 1.1


1,448


0sf


Good


FWA/Wndw


Windows


2dw


Porch


Fireplaces None


Landscaping Part


Exterior Features None


Public Records


04/12/2021


280 Melody Ave


Layton, UT 84041


2.77 miles SE


247,000


229.55


WFRMLS #1692852;DOM 7


Doc #7608-2382/Realist


ArmLth


FHA;3700


s10/20;c08/20


N;Res; -10,000


Fee Simple


7405 sf 0


N;Res;


DT1;Bnglw 0


Q4


77 -5,000


C3 -20,000


6 3 1.0 +1,500


1,076 +11,160


0sf


Good


FWA/CAC -1,000


Windows


1gd1dw -4,000


Pat -1,000


None


Full 0


Strg 0


-28,340


11.5


21.7 218,660


Realist


04/12/2021


304 Francis Ave


Layton, UT 84041


2.47 miles E


292,000


215.34


WFRMLS #1715736;DOM 3


Doc #7675-2299/Realist


ArmLth


Conv;0


s01/21;c12/20


N;Res; -10,000


Fee Simple


8276 sf 0


N;Res;


DT1;Ranch 0


Q4 -2,500


71 -5,000


C4 -20,000


6 3 1.0 +1,500


1,356 0


0sf


Good


FWA/WAC/Evap


Windows


1gbi2dw -4,000


CovPat/Pch -1,500


1 Fireplace -1,500


Full 0


None


-43,000


14.7


15.8 249,000


Realist


04/12/2021


508 W Gentile St


Layton, UT 84041


2.48 miles SE


299,900


236.89


WFRMLS #1724921;DOM 0


Realist


Listing


c02/21


N;BsyRd;


Fee Simple


14375 sf -2,500


N;Res;


DT1;Ranch 0


Q4 -2,500


72 -5,000


C4 -20,000


4 2 1.1 0


1,266 +5,460


0sf


Good


FWA/CAC -1,000


None 0


2gd2dw -8,000


CovPat -1,500


None


Full 0


Strg 0


-35,040


11.7


15.3 264,860


03/19/2021


Realist


04/12/2021


4 5 6


4 5 6


None noted.  According to Davis County Comp 6 has closed.   The 


sales price is unknown as MLS has still listed as under contract.  


Comps 4, 5, and 6 were included to help further support the appraised value.  Comp 6 is a listing and is under contract.  Comp 


6 is also located on a busy street.  Comps 4, 5, and 6 have superior brick exteriors.  Comp 4, 5, and 6 have been updated throughout.     
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Address


Proximity to Subject


Sale Price $ $ $ $


Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.


Data Source(s)


Verification Source(s)


VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment


Sales or Financing


Concessions


Date of Sale/Time


Location


Leasehold/Fee Simple


Site


View


Design (Style)


Quality of Construction


Actual Age


Condition


Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths


Room Count


Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.


Basement & Finished


Rooms Below Grade


Functional Utility


Heating/Cooling


Energy Efficient Items


Garage/Carport


Porch/Patio/Deck


Net Adjustment (Total) + - + - + -$ $ $


Adjusted Sale Price


of Comparables $ $ $


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Net Adj. %


Gross Adj. %


Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).


ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #


Date of Prior Sale/Transfer


Price of Prior Sale/Transfer


Data Source(s)


Effective Date of Data Source(s)


Analysis of prior sale or transfer history of the subject property and comparable sales


Analysis/Comments
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2843 W Gordon Ave Layton UT 84041


N/A


1


0.17


1


6.0


$225,000


108


$327,800


35


100%


3


1.00


0


0.0


$327,800


5


N/A


N/A


100%


1


0.33


0


0.0


$383,000


4


N/A


N/A


100%


An analysis was performed on 5 competing sales over the past 12 months. For those sales, a total of 20.0% were 


reported to have seller concessions. This analysis shows a change of +11% per month. 


An analysis was performed on 5 competing sales over the past 12 months. For those sales, a total of 0.0% were reported to be REO. 


Information reported in the WFRMLS system (using an effective date of 04/13/2021) was utilized to arrive 


at the results noted on this addendum. Any percent change results noted in these comments are based on simple regression.


An analysis was performed on 5 competing sales over the past 12 months. The sales within this group had a median sale price of $327,800. 


This analysis shows a change of +6.5% per month. Based on all sales in this same group, there is a 0.0 month supply. This analysis shows a 


change of -2.3% per month. These sales had a median DOM of 5. This analysis shows a change of -9.6% per month. 


Maegan E. Rigby


Maegan E. Rigby, Appraiser


2059 S. 350 East, Kaysville, Ut 84037


5451386-CR00 UT


megrigby@comcast.net
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject


neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.


Property Address City State ZIP Code


Borrower


Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding


housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent


it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an


explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data


in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an


average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the


subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.


Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months


Total # of Comparable Sales (Settled)


Absorption Rate (Total Sales/Months)


Total # of Comparable Active Listings


Months of Housing Supply (Total Listings/Ab.Rate)


Median Comparable Sale Price


Median Comparable Sales Days on Market


Median Comparable List Price


Median Comparable Listings Days on Market


Median Sale Price as % of List Price


Increasing Stable Declining


Increasing Stable Declining


Declining Stable Increasing


Declining Stable Increasing


Overall Trend


Increasing Stable Declining


Declining Stable Increasing


Increasing Stable Declining


Declining Stable Increasing


Increasing Stable Declining


Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing


Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo


fees, options, etc.).


Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).


Cite data sources for above information.


Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as


an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.


If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:


Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend


Total # of Comparable Sales (Settled)


Absorption Rate (Total Sales/Months)


Months of Unit Supply (Total Listings/Ab.Rate)


Total # of Active Comparable Listings


Increasing Stable Declining


Increasing Stable Declining


Declining Stable Increasing


Declining Stable Increasing


Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of


foreclosed properties.


Summarize the above trends and address the impact on the subject unit and project.


Signature


Appraiser Name


Company Name


Company Address


State License/Certification # State


Email Address


Signature


Supervisory Appraiser Name


Company Name


Company Address


State License/Certification # State


Email Address
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Plat Map
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Subject Photo Page


N/A


2843 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Subject Rear


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2843 W Gordon Ave


1,448


5


3


1.1


N;BsyRd;


N;Res;


10890 sf


Q4


91


Subject Side


Subject Side
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Lender/Client


Property Address


City County State Zip Code
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Subject Photo Page


N/A


2843 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Subject Front


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2843 W Gordon Ave


1,448


5


3


1.1


N;BsyRd;


N;Res;


10890 sf


Q4


91


Street


Borrower


Lender/Client


Property Address


City County State Zip Code
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Interior Photos


N/A


2843 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Bedroom Living Kitchen


Bathroom Bedroom Laundry


1/2 Bath Entry Bedroom


Den
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Comparable Photo Page


N/A


2843 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Comparable1


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


2438 W Gordon Ave


0.41 miles E


225,000


805


4


2


1.0


N;BsyRd;


N;Res;


17860 sf


Q4


94


Comparable 2


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


198 S Angel St


2.02 miles SE


310,000


981


4


2


1.0


N;BsyRd;


N;Res;


20909 sf


Q4


71


Comparable 3


Prox. to Subject


Sale Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


1319 Reid Dr


1.31 miles E


245,000


1,054


5


3


1.0


N;Res;


N;Res;


7841 sf


Q4


63
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Comparable Photo Page


N/A


2843 W Gordon Ave


Layton Davis UT 84041


Parr Brown Gee & Loveless


Comparable 4


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


280 Melody Ave


2.77 miles SE


247,000


1,076


6


3


1.0


N;Res;


N;Res;


7405 sf


Q4


77


Comparable5


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


304 Francis Ave


2.47 miles E


292,000


1,356


6


3


1.0


N;Res;


N;Res;


8276 sf


Q4


71


Comparable 6


Prox. to Subject


Sales Price


Gross Living Area


Total Rooms


Total Bedrooms


Total Bathrooms


Location


View


Site


Quality


Age


508 W Gentile St


2.48 miles SE


299,900


1,266


4


2


1.1


N;BsyRd;


N;Res;


14375 sf


Q4


72
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM


(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Condition Ratings and Definitions


C1


The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new


and the dwelling features no physical depreciation.


Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings


provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been


rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they


have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without


adequate maintenance or upkeep).


C2


The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components


are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced


with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and


are similar in condition to new construction.


Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical


depreciation, or an older property that has been recently completely renovated.


C3


The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every


major building component, may be updated or recently rehabilitated. The structure has been well maintained.


Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is


being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of


short-lived building components have been replaced but not to the level of a complete renovation.


C4


The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been


adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building


components have been adequately maintained and are functionally adequate.


Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building


components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,


they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.


C5


The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,


rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains


useable and functional as a residence.


Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many


of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.


C6


The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,


soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many


or most major components.


Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property


with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.


Quality Ratings and Definitions


Q1


Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such


residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship


and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality


exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes


throughout the dwelling are of exceptionally high quality.


Q2


Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in


this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly


modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The


workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM


(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Quality Ratings and Definitions (continued)


Q3


Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard


residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors


that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been


upgraded from “stock” standards.


Q4


Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans


are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,


finish, and equipment are of stock or builder grade and may feature some upgrades.


Q5


Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a


plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation


and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials


with limited refinements and upgrades.


Q6


Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings


are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or


expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical


systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions


to the original structure


Definitions of Not Updated, Updated, and Remodeled


Not Updated


Little or no updating or modernization. This description includes, but is not limited to, new homes.


Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major


components have been replaced or updated. Those over fifteen years of age are also considered not updated if the


appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained


and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.


Updated


The area of the home has been modified to meet current market expectations. These modifications


are limited in terms of both scope and cost.


An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute


updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not


include significant alterations to the existing structure.


Remodeled


Significant finish and/or structural changes have been made that increase utility and appeal through


complete replacement and/or expansion.


A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include


some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation


of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)


square footage). This would include a complete gutting and rebuild.


Explanation of Bathroom Count


Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not


included in the bathroom count.  The number of full and half baths is reported by separating the two values using a


period, where the full bath count is represented to the left of the period and the half bath count is represented to the


right of the period.


Example:


3.2 indicates three full baths and two half baths.
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM


(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)


Abbreviations Used in Data Standardization Text


Abbreviation Full Name Fields Where This Abbreviation May Appear


A Adverse Location & View


ac Acres Area, Site


AdjPrk Adjacent to Park Location


AdjPwr Adjacent to Power Lines Location


ArmLth Arms Length Sale Sale or Financing Concessions


AT Attached Structure Design (Style)


B Beneficial Location & View


ba Bathroom(s) Basement & Finished Rooms Below Grade


br Bedroom Basement & Finished Rooms Below Grade


BsyRd Busy Road Location


c Contracted Date Date of Sale/Time


Cash Cash Sale or Financing Concessions


Comm Commercial Influence Location


Conv Conventional Sale or Financing Concessions


cp Carport Garage/Carport


CrtOrd Court Ordered Sale Sale or Financing Concessions


CtySky City View Skyline View View


CtyStr City Street View View


cv Covered Garage/Carport


DOM Days On Market Data Sources


DT Detached Structure Design (Style)


dw Driveway Garage/Carport


e Expiration Date Date of Sale/Time


Estate Estate Sale Sale or Financing Concessions


FHA Federal Housing Authority Sale or Financing Concessions


g Garage Garage/Carport


ga Attached Garage Garage/Carport


gbi Built-in Garage Garage/Carport


gd Detached Garage Garage/Carport


GlfCse Golf Course Location


Glfvw Golf Course View View


GR Garden Design (Style)


HR High Rise Design (Style)


in Interior Only Stairs Basement & Finished Rooms Below Grade


Ind Industrial Location & View


Listing Listing Sale or Financing Concessions


Lndfl Landfill Location


LtdSght Limited Sight View


MR Mid-rise Design (Style)


Mtn Mountain View View


N Neutral Location & View


NonArm Non-Arms Length Sale Sale or Financing Concessions


o Other Basement & Finished Rooms Below Grade


O Other Design (Style)


op Open Garage/Carport


Prk Park View View


Pstrl Pastoral View View


PwrLn Power Lines View


PubTrn Public Transportation Location


Relo Relocation Sale Sale or Financing Concessions


REO REO Sale Sale or Financing Concessions


Res Residential Location & View


RH USDA - Rural Housing Sale or Financing Concessions


rr Recreational (Rec) Room Basement & Finished Rooms Below Grade


RT Row or Townhouse Design (Style)


s Settlement Date Date of Sale/Time


SD Semi-detached Structure Design (Style)


Short Short Sale Sale or Financing Concessions


sf Square Feet Area, Site, Basement


sqm Square Meters Area, Site


Unk Unknown Date of Sale/Time


VA Veterans Administration Sale or Financing Concessions


w Withdrawn Date Date of Sale/Time


wo Walk Out Basement Basement & Finished Rooms Below Grade


Woods Woods View View


Wtr Water View View


WtrFr Water Frontage Location


wu Walk Up Basement Basement & Finished Rooms Below Grade
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