&

8

@

"

LK

. Evaluate Completely.

$ 0 1

EVALUATION OF REAL PROPERTY

Cropland-Pivot/Pipe Irrig

Improved with Permanent Plantings, Improved with Ag Use
Improvements

Jackson Farm
Umatilla County,

0 Boardman Road
Boardman, OR 97818

AGRICULTURAL REAL ESTATE EVALUATION

As of Jan 13,2015
Report Date: Jan 13,2015

Prepared For:

Wheatland Bank of Idaho

505 Main Street, Suite D, Pullman, Washington 99163
Bob Jones

14-00865-01

Prepared By:
Ruby Stroschein




LETTER OF TRANSMITTAL

Jan 13,2015

Wheatland Bank of Idaho

505 Main Street, Suite D, Pullman, Washington 99163
Bob Jones

Re: Evaluation of Real Property

Property Type: Cropland-Pivot/Pipe Irrig

Property Name: Jackson Farm

Tax Parcel ID No.: RP38N02W224800A, RP38N02W277800A, RP38N02W247800A,
County: Umatilla County,

Street Address: OBoardman Road

City, State, Zip Code: BoardmanOR

Client Assignment Ref. No.: 14-00865-01
Valuator's Internal File No.: 200500

Dear Wheatland Bank of Idaho,

In fulfillment of our agreement and under Xl of FDIC Appraisal and Evaluation Guidelines setting forth
circumstances under which evaluations of real property are allowed: The Agencies’ appraisal regulations
permit an institution to obtain an appropriate evaluation of real property collateral in lieu of an appraisal for
transactions that qualify for certain exemptions. These exemptions include a transaction that:

 Has a transaction value equal to or less than the appraisal threshold of $250,000.

* Is a business loan with a transaction value equal to or less than the business loan threshold of $1 million, and
is not dependent on the sale of, or rental income derived from, real estate as the primary source of repayment.

* Involves an existing extension of credit at the lending institution, provided that:

There has been no obvious and material change in market conditions or physical aspects of the property that
threaten the adequacy of the institution’s real estate collateral protection after the transaction, even with the
advancement of new monies; or

There is no advancement of new monies other than funds necessary to cover reasonable closing costs.

I hereby submit the attached report which contains the FDIC Evaluation Content Requirements identified in the
scope of work section.
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INTRODUCTION

INTRODUCTION
SCOPE OF WORK

This Evaluation is presented in a concise report format, is intended to comply with the reporting requirements
outlined under the Interagency Appraisal and Evaluation Guidelines issued on December 10, 2010, as
previously set forth.

The scope of this evaluation required collecting primary and secondary data relevant to the subject property,
including its current and projected use.

The evaluation provides an estimate of the property’s market value in its actual physical condition, use and
zoning designation as of the effective date of the evaluation (the date that the analysis was completed) with
any limiting conditions.

Sale data have been selected based on similar significant variables thoroughly analyzed and confirmed by
gualified professionals, including certified real estate appraisers, county assessors, buyers, sellers and
Realtors, and are believed to be reliable qualifying market data and have been appropriately sourced.

A physical inspection of the subject property was made by the person signing this report based on the following
research:

|X| Inspect exterior of property.

X] Gather and analyze assessed value, property taxes, and tax implications.
X] Research and analyze water rights associated with this property.

X Analyze physical and legal access.

X] Analyze values, sales, and trends in the current market.

The review and description of the area (neighborhood) including general and local market conditions have
been provided.

This evaluation employs only the Sales Comparison Approach. Any inclusion of income projections are for
internal purposes and do not infer a net operating income from which a value can be derived.



PROPERTY IDENTIFICATION

Effective Date of Value Jan 13,2015
Report Date: Jan 13,2015
Estate Valued: Fee Simple
Intended Use: loan underwriting decisions
Intended User: Wheatland Bank of Idaho
AgriAccess
Problem being solved: Conclude the fee simple estimated value on 234 acres of irrigated cropland,

small apple orchard, and associated outbuildings purposes of internal decision
making purposes for collateral assessment on loan under $250,000.

CONFORMITY AND COMPLIANCE IDENTIFICATION FOR THIS EVALUATION
ANALYSIS

Office of Thrift Supervision (OTS), Federal Deposit Insurance Corporation (FDIC), Office of the Comptroller of
the Currency (OCC)

DEFINITION OF VALUE USED IN THIS EVALUATION:

Market Value (FIRREA): Market value means 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: (1) Buyer and seller are typically motivated; (2) Both parties are well informed or
well advised, and acting in what they consider their own best interests; (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.
(12 C.ER. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register
12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994)

ASSUMPTIONS:

None



EXPOSURE TIME:

Based on limited supply of irrigated cropland with small apple orchards in the Kendrick, Idaho region, the
estimated exposure time would be less than 12 months.

MARKETING TIME:

Same as exposure time.



REGIONAL MAPS

REGIONAL MAPS
STATE MAP

COUNTY MAP

Location in the state of Oregon
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PROPERTY DESCRIPTION

PROPERTY DESCRIPTION, SURROUNDING LAND USES, REGIONAL,
ECONOMIC, AND DEMOGRAPHIC OVERVIEW

General Information

Neighborhood Information

Total No. Acres: 234.0
Property Identification

Effective Date of Analysis: 2015-01-13 00:00:00 UTC
Property Rights Being Analyzed: Fee Simple

Land Use North:
Land Use South:

Land Use East: Boardman Bombing Range
Land Use West: Nature Conservency

Columbia River
Interstate 84

Property Owner:

Property Name:

Street Address:
City:
State:

Zip Code:
Latitude/Longitude:
Meridian/Township/Range:
Brief Legal:

Tax Parcel ID(s):

RE Taxes/ $/Acre:
Assessed Value of Land:
Current Real Estate Taxes
Total Number of Acres:

Does property conform to zonin

Is Property currently listed, under contract?

Does Property have Legal Access?

Land Use Zone and Allowed Uses:

Is Property located in Flood Zone/Wetland?:

Does the property have Physical Access? How?:

Easements, ROW or Encroachments:

Jason Jackson

Jackson Farm

0 Boardman Road
Boardman

OR

97818
-119.61221488036898/45
Willamette,

Section 6

.8519049927106

RP38N02W224800A; RP38N02W277800A;

RP38N02W247800A;

2365.36 / 10.108376068376069

2365.36
234.0

businesses

Conforming

["Not in a Flood Zone"] No
No,

g?:

If property has

sold in prior 3 years see Transaction History table below.

How?:

Agriculture, Uses are limited to Agriculture and Agriculture

Yes / Year-round maintained county road. State highway

bounds the property to the south but does not have permitted
approach. Property only has legal access from the county

road.
Yes / Approach from Coun

ty Road runs across a drainage

ditch, creating a physical approach to the property.

Roadway right of way on east side of the property.

Comments - Distance to Services, Farm to Market, etc.:

Property is adjacent to the Columbia River, 5 miles from Umatilla, where
services are located. Farm to market includes two-lane state highway|
and major interstate to Portland and the coast. Two major railroads exist
on the north and south sides of the Columbia River.

Economics and Demographlcs

Pertinent Local Economic Factors including a description of current supply
ind

[demand of similar property types and commaodities produced. Included
nfluences on value.

heat prices remain stable. Apple prices are plummeting due to an over-
supply of Red Delicious Apples in the region. Potatoes are between $5/cwi
nd $5.50/cwt, lower than last year but higher than five-year average. Fuel
prices are 50% lower then past five-year average.

Property Description

Effective Unit Size/Acres:

Current Land Use

Historic Land Use:

Intended Future use by Borrower:

Occupancy:

What does this property include?:
Primary Agricultural Land Use:
Primary Agricultural Land Use Acres:
Primary Commodity:

Primary Ag Commodity Est. Productivity
Yield:

Secondary Agricultural Land Class:
Secondary Agricultural Land Use Acres:
Secondary Commodity:

Secondary Ag Commodity Est. Productivity
Yield:

Is subject encumbered by a current lease?:
Lease Structure:

Lease Term:

NOI Projected Income from Rent:

Expense Ratio:

Does the subject have Building
Improvements?:

234
See General Comments
See General Comments

Property is protected by no net loss
county covenants protecting development
of farmland

Owner-Operated

Cropland-Pivot/Pipe Irrig
160.0

Potatoes

700.0

Orchard-Surface Irrig
20.0

0

Infrastructure-Farming Practice:
Predominant Soils Types:
Dominant Soils Capability Class:
Corn Suitability Rating (NRCS):
Average Annual Precipitation:
Average Growing Season:
Elevation:

Predominant Slope:

Does property have water rights?:
Annual Water Cost/Irrigated Acre:
Does the property have a water
distribution system?

Annual Pumping Cost/Irrigated
Acre:

Does the property have Permanent
Plantings?

Is a Crop Insurance Yield Report
Available?

Conventional Tillage
See Comments Below
Sandy silt loam

0-3%
Yes
$11.50
stubbed

$35.00
No

Yes

No

Soils, Water, Distribution System, Permanent Planting Comments

Existing lease
Dec 31,2015
$93,634
2.46%

No

Sandy silt loam Access from State Highway 730 to West 8th Road, a hard-surface county road Old water right

from Columbia River

General Comments - Subject Property

None

Property sold to the current owner in 2008 at $10,000 per acre. Owner listed the property in 2014, but didn't sell, listing expired in September 2014
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PROPERTY DESCRIPTION

Description of Utilities

Utility Description Service Availability

Service Provider

Comments

Electricity Existing Hookup PG&E Three-phase power to pump station
Improvements
Description Imprv.1 Imprv.2 Imprv.3 Imprv.4 Imprv.5 Imprv.6 Imprv.7
Type Potato Cellar
Size 128000.0
Unit of Measure CWT
Foundation Poured Concrete
Const. Class Class S
Floor Dirt
Const. Quality Average
Cond Utility Average
Year Built 1985
Total Economic AL 40
Effective age: 20
Remaining AL: 20
RCN: $640,000
Deferred Maint.: $0
% Physical Deprec. 50.0%
% Functional 20.0
Deprec.
% Economic 0.0
Total Cont. Value: $256,000
Water Rights
Water Right No. Water Right Water Source Priority Date Beneficial Use No. Acres Irrigated  Annual Volume Ac-  Ac-Ft per Acre
Ft
5066655 Right Surface Jan 01,1901 Irrigation 234.0 936.0 4.0
Water Distribution System
Water Distrib. Equip. Manuf. Make/Brand Type Description Yr. Manufactured Remaining Ec. Life  No. Acres Irrigated
Center Pivot Valley Valley 5000 5 Tower, 550' 300 1995 20 160.0
HP Johnson
Pump, US Motor

Crop Yield Summary

Crop Year Commodity Unit of Measure Average Yield ,
Identified

2008 Norcoda cwt 755.0
2009 Russets cwt 648.0
2010 Russets cwt 725.0
2011 Nordoca cwt 825.0
2012 Norcoda cwt 610.0

Permanent Plantings
Planting Variety Ac. Type No. of Acres Average Age Plants/Acre Unit Description Average Yield
Apples Red Delicious Bearing 20.0 15.0 3.0 Bin

Are there any past uses of the property that may have
created hazardous waste contamination of the property or its groundwater? If yes,
describe:

No

Externalities, Wind Power Generation, Transmission Towers
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VALUATION PROCESS

VALUATION PROCESS

The subject property has been valued “as-is” as of the effective date of the Evaluation. The analysis of value
that follows is based on a relative comparison of the subject’s primary property type and secondary property
type. This is accomplished by identifying the same property classifications on sales of similar-type properties
located in the subject’s immediate vicinity that were being used in a similar manner to the subject when they
sold. This analysis does not include an analysis of highest and best use because the evaluator is not an
appraiser and because this evaluation in not an appraisal.

Similar property types have been selected in order to represent a reasonably supported value of the subject
property by indicators derived from recent sales of similar properties. This method employs generally accepted
procedures and methods used to conclude an estimate of value, however should not be construed to meet
appraisal standards, guidelines, and methodologies.

ESTIMATE OF VALUE BY DIRECT COMPARISON METHODOLOGY

An opinion of value has been developed by comparing the subject property to similar, recently sold properties
in the surrounding or competing area. This approach relies on the idea that when a property is replaceable in
the market its value tends to be set at the cost of acquiring an equally desirable substitute property, assuming
that no costly delay is encountered in making the substitution.

By analyzing sales with similar physical and economic properties that qualify as arm’s-length transactions
between willing and knowledgeable buyers and sellers, we can identify value ranges and price trends.
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DIRECT COMPARISON ANALYSIS

Valuation Analysis

Characteristic Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Record No. 200500 1082 1083 1091 1092 1097
Tax Parcel #(s) RP38N02W224800A, 4N2607-100-3178, 330726310003, 125230080, 122450026, 122290092,
RP38N02W277800A, | 4N2608-202-11009, 330735210006, 122290093,
RP38N02W247800A,
Address 0 Boardman Road 0 Columbia River 330 Larrabee Road 0 Columbia Road 0 Karria Lane 333 Ringold Road
Highway
City Boardman Boardman Touchet Eltopia Eltopia Eltopia
State OR OR WA WA WA WA
Zip Code 97818 97818 99360
Sale Date May 13,2010 May 29,2012 Dec 01,2014 Jun 06,2014 Oct 23,2012
Sale Price $0.00 $2,000,000.00 $485,000.00 $1,880,000.00 $664,780.00 $762,000.00
Conditions of Sale $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Adjusted Sale Price $0.00 $2,000,000.00 $485,000.00 $1,880,000.00 $664,780.00 $762,000.00
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Unit of Comparison Acre Acre Acre Acre Acre Acre
Price/Unit $0.00 $5,442.03 $4,835.01 $11,929.69 $8,712.71 $10,160.00
Total Acres 234 367.51 100.31 157.59 76.3 75.0
Primary Land Use Cropland-Pivot/Pipe Non-Irrigated Cropland-Pivot/Pipe Cropland-Pivot/Pipe Cropland-Pivot/Pipe Cropland-Pivot/Pipe
Irrig Cropland Irrig Irrig Irrig Irrig
No. Primary Units - Acres 160.0 280.0 98.31 14.66 36.32 66.98
$/Unit - Primary Land $0.00 $7,000.00 $3,399.00 $11,929.69 $8,402.00 $10,160.00
Secondary Land Use Orchard-Surface Irrig Dry Graze
No. Secondary Units - 20.0 87.51 2.0 138.21 29.3 8.02
Acres
$/Unit - Secondary Land $0.00 $457.00 $3,399.00 $11,929.69 $8,402.00 $10,160.00
$/Unit Allocated to $10 $5 $69 $90 $102 $106
Improvements
Physical Access Yes Approach from Bi-Directional Two- Bi-Directional Two- Yes Basin Hill and Yes Karria Lane Yes
County Road runs Lane Lane Columbia Roads
across a drainage Paved Road
ditch, creating a Gravel Road
physical approach to
the property.
Legal Access Yes Year-round Yes Basin Hill and Yes Karria Lane from Yes
maintained county Columbia Roads. Langford Road.
road. State highway
bounds the property to
the south but does not
have permitted
approach. Property
only has legal access
from the county road.
Topography 0-3% 3-7% 400 0-15% 0-5%
Rainfal 9 7 10
Primary Crop Potatoes None None None None None
Yield 700.0 0 0 0 0 0
Cap Rate 0% 5.49% 4.59% 4.0% 6.29% 5.54%
% Primary Land 68.37606837606837%| 76.18840303665206% | 98.00618083939787%| 9.302620724665271%| 47.60157273918742%| 89.30666666666667%
Deed Instrument No. 2010-25975 2012-04428 48302 43146
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COMPARABLE SALES COMMENTS

Sale 1

The Property Exists under exemptions. The assessed values and taxes are from 2012. Before the parcel
sold, the irrigation equipment was assessed for $163,200.

Kaizen sold the property to Port of Morrow located adjacent to the property who purchased it for better
access to commercial properties sold to Amazon. Kaizen has a long-term lease-back agreement with Port
of Morrow.

Water Lease, Perm Easement, Trans Tower Lease, Perm Easement or Right of Way

250

Sale 2

The sale property consists of 100.31 total acres and is located approximately 1 mile east of Touchet,
Washington. Access to the property over an access easement to the southwest corner of the property. The
farm has mostly level topography throughout. The property is well irrigated with a mainline running through
the middle of the property from north to south.

No

Sale 3

Northwest corner of Basin Hill Road and Columbia Road.

All agricultural land uses common to the region are allowed.

Limited potential for development due to lack of demand for alternatives.
Not necessary.

Little potential for change in use due to lack of demand for alternatives.
Water rights from SCBID. Cost is reasonable and water clean and reliable.

Water is applied by an older three tower pivot making a 1/4 revolution and one seven tower unit with corner
machine.

Good access off of Basin Hill and Columbia Roads.

Property is farmed by its owner but the estimates here for income are based on market rates, assuming two
years of root crops in five @ $800/ac and three years of ratation crops at $500/ac.

Sale 4

Property is found at the end of Karria Lane off of Langford Road.
All agricultural land uses common to the region are allowed.
Limited potential due to lack of demand.

Limited potential due to lack of demand. Some orchard development has occurred near the subject and it
is likely, if the apple market remains strong, that that use will compete with the subject's current use.

Good access via Karria Lane which comes off of Langford Road.

Small, older home included with sale. Exterior inspection showed the home to be in fair to poor condition.




Sale 5

Property is located on the northwest corner of Ringold and Taylor Flats Road.

All common agricultural land uses are allowed.

Limited potential for development due to lack of demand.

Buyer had been a long time tenant of the seller but paid market value. The seller's family had farmed the
property in the past and in her retirement she moved off site and rented it for several years to the buyers.
As she aged her family decided to sell and the tenant purchased.

Limited potential for change in use due to lack of alternatives.

Water is from SCBID. Total cost for 2014 was $5260.28/year. Right was split when McGary purchased.

Good access off of Ringold from Taylor Flats.

Estimated RE tax amount as the smaller of the two parcels has been improved with a large custom home,
thus driving taxes above what they would have been when the land sold as largely vacant.
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SALES LOCATION MAP




