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BEFORE THE SURFACE TRANSPORTATION BOARD 

 

North Coast Railroad Authority –    ) 

Abandonment Exemption –     )  AB 1305X 

In Mendocino, Trinity and Humboldt Counties, CA ) 

 

Great Redwood Trail Agency’s 

Certification of Filing and Service 

of Information Required Pursuant to 49 C.F.R. 1152.27(a)  

 

     Mendocino Railway (“MR”) filed a  “notice of intent to file an offer of financial 

assistance” for Milepost (M.P.) 139.5 (Commercial Street in Willits) to M.P. 152.5 

a location in “Longvale”1 in the above-captioned two-year out-of-service 

abandonment proceeding, and requested the Surface Transportation Board to stay 

the due date for MR’s projected “offer of financial assistance” (“OFA”) until thirty 

(30) days after Great Redwood Trail Agency (“GRTA”), formerly named North 

Coast Railroad Authority (“NCRA”), certifies service of information specified in 

49 C.F.R. 1152.27(a) upon MR.   The Board so ordered.  Decision in AB 1305X, 

served June 24, 2022.  GRTA duly retained consultants to compile the section 

1152.27(a) information for the small segment of the much larger line at issue in 

 
1   Longvale is an unincorporated community along Outlet Creek (a tributary of the 
Eel River) in Mendocino County which no longer exists.  Its post office closed in 
1958 and there are no dwellings or structures on the site.   
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this proceeding.  The line has been out of service for a quarter century, without 

shippers or maintenance, and information required for OFA purposes has 

necessarily been time-consuming and costly to assemble. 

     GRTA herewith provides the information specified in section 1152.27(a) and 

attests that a copy was supplied to MR on or before September 15 per the 

certificate of service.   MR’s “OFA,” should MR elect to file one, is therefore due 

in thirty days from September 15. 

I. Overview of Financial Issues 

     Background.   The Surface Transportation Board (“STB” or “Board”) found 

that MR has demonstrated “preliminary financial responsibility” for purposes of 

acceptance of MR’s “notice of intent to file an OFA.”   Applying STB’s minimal 

formula applicable for such notices of intent, MR calculated that the purchase price 

of MP 152.5 to MP 139.5 would be $ 1,133,600 (Letter, Mr. Mullins for MR to 

Ms. Brown for STB, filed May 31, 2022 in AB 1305X, at p. 2), and supplied an 

April 29, 2022 Chase Bank statement representing that Sierra Railroad Company 

had a balance of $ 11,847,253.93 (id. Exhibit C).   

     Actual financial responsibility.  Notwithstanding the Board’s acceptance of 

MR’s preliminary financial responsibility, in the event MR makes an OFA, it must 

show actual financial responsibility to provide freight rail service.    In order to 

meet that burden, MR must show, among other things, financial responsibility to 
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acquire and to operate the line in question as a railroad for at least two years.  E.g., 

UP – Ab. Exemption – in Rio Grande, et al Counties, CO, AB 33 (Sub-no. 132X), 

served May 24, 2000, slip at 4 (financial responsibility includes two years of 

operation and maintenance, citing 49 USC 10904(f)(4)).   Because the railroad line 

in question (MP 152.5 at Longvale to MP 139.5 at Willits) needs substantial and 

costly rehabilitation in order to be operational as a railroad, MR’s showing of 

financial responsibility must encompass not only acquisition costs but also 

rehabilitation costs and initial operational and maintenance costs post rehabilitation 

for two years.   

     As shown in the attached section 1152.27(a) information, actual financial 

responsibility will require MR to demonstrate that it has available funds to cover 

acquisition, rehabilitation and maintenance/operations in the amount of at least 

$39,041,313 relating to MP 152.5 to MP 139.5 alone, but because a larger system 

is almost certainly posited by MR, a sum more likely totaling $70,341,313.   Either 

the $39 million figure or the $70 million figure is more than an order of magnitude 

greater than the “preliminary financial responsibility” constructed by MR, and 

dramatically exceeds Sierra Railroad’s bank balance as put in evidence by MR 

before this Board. 

    The relevance of Willits to Fort Bragg.  Because operation of MP 152.5 to MP 

139.5 as a stand-alone freight operation makes no economic sense, GRTA 
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anticipates that MR – if it makes an OFA – will assert that it intends to convert its 

tourist excursion line between Willits and Fort Bragg into a bona fide freight rail 

operation.    This renders MR’s financial responsibility problem much worse. 

      MR’s tourist excursion operation from Willits to Fort Bragg is NOT a through 

service.  MR sustained a tunnel collapse in 2015 which severed the tourist 

excursion line about three miles outside Fort Bragg.   MR currently operates a 

tourist excursion train (1) from Willits to Crowley (about four miles due east of 

Willits), and (2) from Fort Bragg to the collapsed tunnel.  [MR also operates 

electric rail bike excursions from (a) Fort Bragg to the collapsed tunnel and (b) 

from the east side of the collapsed tunnel as far as Camp Noyo (an RV and drive-in 

campground on the Noyo River).]   

      Combined system financial responsibility.  If MR bases its case on through 

freight service from MP 152.5 through Willits to Fort Bragg, then it must show the 

financial responsibility to rehabilitate the Fort Bragg to Willits line in addition to 

the MP 152.5 to 139.5 segment.   MR’s most recent estimate (2022) for 

rehabilitation of Fort Bragg to Willits is $31,300,000.2  The overall financial 

responsibility which MR must show, if it depends on any freight to or from Fort 

Bragg, is thus in excess of $70 million dollars.   

 
2   See attachment A (table summarizing MR’s four most recent subsidy requests 
for rehabilitation/repair for its line from Fort Bragg to Willits).   
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     Tourism/excursion train use does not justify eminent domain.  Although the line 

from Longvale to Willits passes through some lovely terrain for tourism, OFA’s 

are supposed to be for continued freight rail operations, not for tourist excursion 

operations or railbikes.3   Although MR frequently intimates otherwise, it has never 

operated the Willits to Fort Bragg line for freight.4  When MR sought to acquire 

the assets of the bankrupt California Western in 2004, it stressed to this Board that 

it sought prompt action in order to secure tourist revenues.5   Consistent therewith, 

MR represented to the Railroad Retirement Board (RRB) that it had no freight 

traffic and was a purely tourist excursion operation, and therefore was entitled to 

an exemption from rail labor retirement taxation.  RRB granted MR an exemption 

on the basis of its representations.6  In short, by MR’s own admission to RRB, it is 

 
3   S.R. Investors, Ltd. d/b/a Sierra Railroad Company – Abandonment in 
Tuolumne County, CA, AB 239X (ICC, served Jan. 26, 1998); Atchison, T & SF 
Rwy – Ab. Exemption – in Atchison County, Ks, AB 52 (Sub-no. 79X) (1995 ICC 
Lexis 76, April 6, 1995).  
4   MR is understood to be a subsidiary of Sierra Railroad Company, believed to be 
a non-carrier holding company.  Another Sierra Railroad Company subsidiary 
d/b/a Sierra Northern Railway may apparently provide freight rail services, but not 
in Mendocino County (although it professes to do so on its website).      
5   MR explained that reopening by May 1, 2004, was essential because that was 
the beginning of tourist season and California Western “relied almost exclusively 
on tourism to support its continued operation.”  MR Verified Notice in Finance 
Docket 34465, filed March 12, 2004. 
6   Attachment A (Sept. 28, 2006 RRB determination 06-42 at p. 2 &4: 
“Mendocino’s ability to perform common carrier service is … limited to the 
movement of goods between points on its own line, a service it does not perform.  
… Since Mendocino reportedly does not and cannot now operate in interstate 
commerce, the Board finds that it is not currently an employer under [the Railroad 
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not an actual freight railroad.  If it were an actual freight railroad, then it has made 

a misrepresentation to the federal government on the basis of which it is avoiding 

taxes.    In any event, MR cannot currently provide freight rail services.   MR’s 

Tunnel One (approximately three miles east of Fort Bragg) collapsed on or about 

April 11, 2013, sending MR into crisis (at the time, MR had no equipment 

stationed in Fort Bragg).   MR’s efforts to obtain donations to fix the tunnel were 

unsuccessful until a non-profit environmental entity (Save the Redwood League) 

agreed to fund repairs in return for a conservation easement over MR’s line.  After 

that repair, MR managed to position some tourist equipment in Fort Bragg, but the 

2015-16 El Nino resulted in another collapse of Tunnel One in 2015, and that 

failure has not been repaired to date. Another non-profit environmental entity 

(Trout Unlimited) has organized grants to improve certain culverts on the MR 

trackage in order to encourage passage of salmon and to decrease siltation in the 

Noyo River watershed.   Consistent with its tourist excursion use of the line, MR 

has publicized plans to develop additional tourist facilities/attractions (trails, 

luxury camping, movies, musical events) while saving fish along its line.7     

 
Retirement Act and the Railroad Unemployment Insurance Act]”).  If MR is 
seriously claiming it provides common carrier operations at any time since it 
acquired the assets of California Western in 2004,  then it will presumably owe 
substantial back taxes.  See RRB 06-42 at p. 4 (final sentence). 
7   See, e.g., “The Little Stinker.” Fall 2021, Vol. 1, issue 1 [tabloid style 
newspaper of Skunk Train”] (discusses tourist plans and saving fish).  Transport of 
ballast or track and bridge materials for maintenance activities on a line is a work 
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      MR has also sought to use eminent domain associated with its (tourist) railroad 

status and its STB license to add to its tourism and recreation holdings.   MR, 

claiming to be a public utility railroad with eminent domain power, threatened 

eminent domain procedures against Georgia Pacific (owner of the lumber mill in 

Fort Bragg that closed in 2001), ostensibly to compel Georgia Pacific to sell its 

former mill site in Fort Bragg to MR rather than to the City of Fort Bragg.  MR 

promptly indicated that it intended to create a several hundred-acre development 

encompassing an ocean front hotel, vacation condominiums, and apparently some 

sort of railroad- themed ocean front park.8   It has recently claimed in state and 

federal courts that the City of Fort Bragg and the California Coastal Commission 

cannot impose local and state regulation of land use in connection with MR’s 

proposed hotel, condo and tourist development (or with its tourist excursion rail 

ideas) in the City of Fort Bragg and along the California Coast because MR says it 

is immune from land use regulation as a public utility railroad at state law, and 

because of its status as an STB-licensee at federal law.9   

 
train activity, not a freight train activity.  Tourist operations are not transformed 
into freight via occasional work train use of tracks to repair culverts for fish. 
8   See, e.g., id.     
9   E.g., City of Fort Bragg v. Mendocino Railway, Superior Court of California, 
County of Mendocino, Ten Mile Branch, Case 21 CV 00850 (MR seeks wholesale 
preemption of local land use regulation under state and federal law), Ruling on 
Motion to Strike, filed 4/28/2022 (demurrer denied); Mendocino Railway v. 
Ainsworth and City of Fort Bragg, USDC for ND Cal, case 1:22-cv-04597, filed 
8/9/22, seeking wholesale preemption of state and local land use regulation of land 
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      Perhaps fueled by its successful threat of eminent domain in Fort Bragg, MR 

recently initiated eminent domain proceedings to secure a tourist site along 

highway 20 at Willits (it evidently belatedly added a freight transload as an 

additional reason for the proceeding in order to combat claims it was using eminent 

domain purely for tourism).10   It is hard to understand how a transload at Willits 

on highway 20 makes any economic sense if MR intends to pursue an OFA from 

Willits (where it would acquire the Willits Yard roughly a mile away from its 

proposed highway 20 facility) all the way to Longvale at MP 152.5, where yet 

another transload would presumably be necessary if MR intends to maintain the 

pretense of actual freight rail service.  A fact-based and consistent explanation for 

why a tourist operation now finds it necessary to rely on state and federal eminent 

domain remedies to acquire three transload sites (and a line between two of them) 

over a distance of roughly 15 miles for currently non-existent freight operations on 

currently dilapidated lines which have no functioning connection to the interstate 

 
acquired by Mendocino Railway for tourist development on ground it is 
inexplicably rail related. 
10  Mendocino Railway v. Meyer, et al., Superior Court of the State of California 
for the County of Mendocino, SCUK-CVED-2020-74939 (see Mendocino Railway 
trial brief served Aug 19, 2022, at 4 showing new tourist terminal and park area 
with transload tacked on).    Michael Hart, apparent owner of MR, is on record 
recommending that entrepreneurs buy railroads because (he felt) railroads not only 
could use eminent domain but also claim exemption from land use regulations, and 
thus acquire a kind of “monopoly power.”  
https://www.youtube.com/watch?v=t45Cskl3B2o&list=RDCMUCHoMFGNx1BT
CYNMO-L4mHYQ&index=1 (at approximately 5:50).   

https://www.youtube.com/watch?v=t45Cskl3B2o&list=RDCMUCHoMFGNx1BTCYNMO-L4mHYQ&index=1
https://www.youtube.com/watch?v=t45Cskl3B2o&list=RDCMUCHoMFGNx1BTCYNMO-L4mHYQ&index=1
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rail network (or even to any town in California other than Willits, population 4998 

at the 2020 census), has yet to be delivered by MR. 

    Whatever MR’s pretensions in connection with its employment of California 

eminent domain remedies, MR in its use of the federal OFA eminent domain 

remedy must show actual financial responsibility not simply to acquire but also 

actually to operate a freight line on the OFA property for two years.  It has to do 

more than simply maintain its two little tourist train excursion runs and its peloton 

of rail bikes while it indefinitely seeks government subsidies to fix its line on 

which those amusements occur, which it apparently lacks the ability to do on its 

own.   

      In addition, pursuant to 49 C.F.R. 1152.27(c)(2)(iii), which requires 

compliance with 1152.27(c)(1)(iv)(E), MR must show a continued freight rail 

need.  This entails showings, inter alia, that there is a “demonstrable need for rail 

service” and that “continued service is operationally feasible."  MR may not simply 

rely on a pretense or fiction of imaginary freight in order to foster another tourist 

hotel, RV campground, tourist site, condominium complex, or other real estate 

opportunity.   

     It is very hard to see how MR can show the required freight rail need.  This line 

has had no shippers since the United States government embargoed it in 1998, only 
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two years after NCRA completed acquiring it.  No party has approached 

NCRA/GRTA for relevant service.   MR also confronts the inherent “problem” 

faced by all rail lines along or serving the northern California coast:   any such line 

must traverse difficult mountainous terrain.  To save money in construction, all 

these coastal lines were located by and large along, or parallel to, rivers in the 

coastal mountains, and such locations inherently result in repetitive erosion, 

mudslide, flood, and geological stability issues.  This in turn leads to high annual 

operational and maintenance costs, including repeated and chronic needs for major 

rehabilitation of tunnels and roadbed.  Since World War II, these lines have all 

faced formidable competition from the more flexible trucking industry, which 

enjoys vastly improved (and publicly subsidized) highways for all the commodities 

previously dependent on rail transport pre-World War II.  As a result, Southern 

Pacific pulled out; Eureka Southern and California Western went bankrupt; and 

NCRA’s former operator Rail-Ways (owned by John Darling) went bankrupt.  The 

costs are currently simply too great to provide rail service at a price rail consumers 

are prepared to pay.   The problem is especially acute for short distance freight 

haulage, which MR is proposing.   

     Request for voluntary withdrawal of notice of intent to OFA.  Prior to the filing 

of AB 1305X, MR had informed the California Transportation Commission that it 

did not have an interest in rail service north of Willits because the line was “in too 
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great of disrepair.”11  Based on the information provided herewith, rail service 

north of Willits, even if only to Longvale at MP 152.5, makes no sense at this time, 

due not only to the reason cited by MR, but also to the geological conditions that 

confound efficient maintenance and operation of a railroad and render disrepair 

chronic.  GRTA therefore calls on MR to reconsider its notice of intent to offer 

financial assistance and upon reconsideration to withdraw it.   GRTA of course 

reserves the right to file a motion to dismiss any OFA filed by MR, should MR 

nonetheless persist in making one.  GRTA reserves the right to respond to all 

showings and contentions made by MR in support of any OFA it files, and GRTA 

also reserves the right to supply additional evidence on relevant issues, or on MR’s 

claims and contentions. 

II. Information 

     Estimated minimum purchase price:   For OFA purposes only and not as an 

offer to sell, GRTA assesses the minimum purchase price under STB’s 

methodologies to be no less than $10,375,000.  This estimate is derived in 

 
11   Letter, Pinoli (Vice President of MR) to California Transportation Commission, 
Nov. 30, 2020, at p. 4 (“Mendocino Railway agrees that the portion of [NCRA’s 
line] north of Willits is in too great of disrepair to allow for economic railroad 
operation at this time and should thus be railbanked to preserve such an 
opportunity for all the future should it again become economic to operate over that 
portion of the line.”)  This position was consistent with other communications to 
NCRA by MR until MR’s inconsistent filing of the notice of intent to file an OFA.   
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conformity to relevant STB methodologies, and is the combination of the appraised 

value for the fee-owned real estate plus the net liquidation value of the rail. 

     Appraisal.  Attachment C (real estate value = $6,725,000).    Supporting deeds 

showing conveyances to GRTA/NCRA:  Attachment D (SP to NCRA, 1996; 

Eureka Southern trustee in bankruptcy to NCRA, 1992, referencing NWP to ES, 

1984; and UP to GRTA, 2022).   

     NLV rail.  Attachment E (value less removal = 3,650,000). 

     Line Condition Report.  Attachment F, ARE Corporation, dated Sept. 12, 2022.  

Note:  Attachment F also includes a Geotechnical and Tunnels Assessment Report 

by Shannon and Wilson, dated Sept. 7, 2022. 

     Rehabilitation cost estimate for MP 152.5 to 139.5.  Contained in Attachment F 

(rehabilitation to Class I status = $22,496,781). 

     Rehabilitation cost estimate for Willits to Fort Bragg.  Attachment B (MR 

estimate of $31,300,000 supplied to the US Department of Transportation). 

     Maintenance and Operation cost estimate (annual basis, if rehabilitation is to 

FRA Class I Safety Status).   Annual maintenance (assuming rehabilitation to Class 

I status completed) is contained in Attachment F (annual maintenance =   

$366,250).  Annual operating costs (assuming rehabilitation to Class I status of 

both Willits to Fort Bragg and Longvale to Willits) is contained in Attachment G 
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(ARE Corporation and subcontractor estimate of annual operating costs under four 

scenarios, finding a range from $2,142.38/car to $4,152.50/car, or $3,616,337 per 

year for high volume low per car scenario to $2,718,516 per year for low volume 

high per car scenario. 

     Minimum total financial responsibility required (minimum purchase price plus 

rehabilitation MP 139.5 to MP 152.5 plus maintenance for two years plus 

operation for two years):  $10,375,000 plus $22,496,781 plus $366,250 times 2, 

plus cheapest operating scenario $2,718,516 times 2 = $39,041,313.12   To this 

must be added the rehabilitation cost for MR’s Fort Bragg to Willits line, which 

MR apparently estimates at $31,300,000.  The grand total actual financial 

responsibility which Mendocino railway as a minimum must show is therefore 

$70,341,313.  If MR claims more traffic hauled than in Attachment G minimum 

scenario, the actual financial responsibility MR must show will be greater.  GRTA 

does not believe MR can achieve any carloadings and of course reserves the right 

to contest any claims by MR in an OFA, if it makes one.   

     Verifications.   See Attachment H (Caryl Hart as Chair of GRTA) and 

Attachment I (David Anderson as rail civil engineering expert). 

 
12   There is no operating scenario under which this line is viable for freight.  The 
cheapest analyzed scenario for operations purposes was selected for presentation 
without admission that it is likely or economically rational and possible.  None is. 
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     Mendocino Railway’s status as only a tourist railroad:  Attachment A (RRB 

determination based on evidence submitted by, and admissions of, Mendocino 

Railway). 

     Mendocino Railway thus far has produced no evidence that it has a meaningful 

bank balance or other available assets to cover purchase, rehabilitation, and 

maintenance/operation costs for MP 139.5 to MP 152.5.   Assuming arguendo 

Sierra Railroad’s bank balance (on which MR relied for its “notice of intent”) is 

relevant, it is dwarfed by the purchase, rehabilitation and maintenance/operation 

costs for MP 139.5 to MP 152.5, even if MR’s tunnel-challenged tourist train line 

from Willits to Fort Bragg is never repaired to support actual freight service.   

III. Conclusion 

     Mendocino Railway should revert to its prior agreement with the California 

Transportation Commission “that the portion of [NCRA’s line] north of Willits is 

in too great of disrepair to allow for economic railroad operation at this time and 

should thus be railbanked to preserve such an opportunity for all the future should 

it again become economic to operate over that portion of the line.”  See note 11 

supra.  That position is the only one consistent with the relevant facts, as 

demonstrated in the section 1152.27(a) information furnished herewith.  

Mendocino should stick to its word.   
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          Certificate of Service.  I hereby certify service of the foregoing and 

attachments by email attachment on or before September 15, 2022 on MR and all 

parties of record in AB 1305X per the STB website service list as of said date. 

       Respectfully submitted, 

       s/Charles H. Montange 

Of counsel:  Elizabeth Coleman, Esq.  Charles H. Montange 
Deputy County Counsel    Law Offices of Charles H. Montange 
Office of the County Counsel   426 NW 162nd St. 
Sonoma County     Seattle, WA  98177 
County Administration Center   (206) 546-1936 
575 Administration Drive, Room 105A fax --3739 
Santa Rosa, CA   95403    Rail counsel for NCRA/GRTA 
707-565-2421        
Fax –2624 
Of counsel for NCRA/GRTA    
 
 
Attachments 
A – RRB tourist rail determination 
B – MR rehab cost estimates Willits to Fort Bragg 
C -- Appraisal 
D – Deeds to NCRA/GRTA 
E -- NLV Rail 
F --   Line Condition, Rehab cost estimates for Longvale to Willits, maintenance 
estimates Longvale to Willits, geotechnical report 
G – Operations estimate (assumes rehab to FRA Class I status) 
H – Verification of Minimum Purchase Price by Caryl Hart (Chair, GRTA) 
I – Verification of Engineering-Related Analyses by David Anderson, PE 
 
 
For filing: 15 September 2022 
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Since Mendocino reportedly does not and cannot now operate in interstate 

commerce, the.Board finds that it is not currently an employer under the Acts. If 
Mendocino commences operations, the Board will revisit this decision. 

Original signed by: 

Michael S. Schwartz 

V. M. Speakman, Jr.

Jerome F. Kever 
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Mendocino Railroad Grant Applications 2018-2022

Grant Name Grant Title Funding Agency
Year of 

Application Funding Request Project Cost
Award 
Status

Replace 30,000 
chromated copper 

arsenate railroad ties 
and some worn rail

Reconstruct 
Collapsed Tunnel Match Decsription

FY18 BUILD GRANT City of Fort Bragg California’s 
BUILD 2018 Grant Application To 
Repair the Mendocino Railway’s 
(“MR”) Tunnel and Rehabilitate 
Its Track

US Department of 
Transportation: FY 
2018 National 
Infrastructure 
Investments

2018 8,510,222$            16,893,231$        Denied 7,635,000$                    5,608,000$              
(1) Use annual maintenance of way (“MOW”) budget for 5.5 years to 
provide a $3 million in cash match, (2)  $6 per passenger ticket BUILD 
assessment  to generate a match of $2,160,000.00;  (3) in-kind 
contribution of $3,223,009.00 for carrying supplies and crew to the 
tunnel and administrative costs associated to the Project.   

FY19 BUILD GRANT; DTOS59-
19-RA-BUILD

City of Fort Bragg California’s 
BUILD 2018 Grant Application To 
Repair the Mendocino Railway’s 
(“MR”) Tunnel and Rehabilitate 
Its Track

US Department of 
Transportation: FY 
2019 National 
Infrastructure 
Investments

2019 12,265,655$          24,849,950$        Denied 9,349,064$                    5,429,814$              
(1) use annual maintenance of way (“MOW”) budget for 6 years to 
provide a $3,000,000.00 in cash match; (2)  $6 per passenger ticket 
BUILD assessment  to generate a match of $2,160,000.00; (3) in-kind 
work train wages, work train fuel, and administrative wages in the 
amount of $3,171,895.00; (4)  $3,140,000.00 in cash; and (4)  in-kind 
contribution of $1,112,400 (Work Train usage) to carry supplies and 
crew to Tunnel #1 and other work sites.

FY20 BUILD GRANT City of Fort Bragg, California’s 
2020 BUILD Grant Application To 
Rebuild Mendocino Railway’s 
(“MR”) Tunnel, Rehabilitate and 
Improve Safety Over Its Rural Rail 
Line, and Reinvigorate the 
Economy.

US Department of 
Transportation: FY 
2020 National 
Infrastructure 
Investments

2020 9,274,307$            18,779,790$        Denied -$                                5,429,814$              
 (1) use  annual maintenance of way (“MOW”) budget for 6 years to 
provide a $3,000,000.00 in cash match; (2)  $6 per passenger ticket 
BUILD assessment  to generate amatch of $1,800,000.00; (3) work 
train wages, work train fuel, and administrative wages in the amount 
of $2,542,024.00; (4) $1,250,000.00 in cash; and (4)  in-kind 
contribution of $913,459 (Work Train usage) to carry supplies and 
crew to Tunnel #1 and other work sites.

Railroad Rehabilitation & 
Improvement Financing (RRIF)

Mendocino Railway Project to 
Revitalize the California Western 
Railroad/Skunk

US Department of 
Transportation

2022 31,300,000$          Pending 
Credit 
Check

Unavailable Unavailable Unavailable

Source: MJC, 2022; Listed Grant Applications, 2018, 2019, 2020, 2022
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2825 Watt Avenue, Suite 200 Sacramento, California 95821 | www.benderrosenthal.com | 916.978.4900 

 

September 14, 2022 

 

Ms. Karyn Gear 

Executive Director 

Great Redwood Trail Agency 

419 Talmage Road, #M 

Ukiah, California 92522 

 

Re: Appraisal Services for a 13-mile segment of a corridor of the former Northwestern Pacific Railroad 

Company Line. The 13-mile segment runs from Mile Post 139.5 to Mile Post 152.5 

 Willits, California  

  

Dear Ms. Gear, 

 

As you requested, we have appraised the above identified property. The purpose of the appraisal 

assignment is to provide an opinion of the market value of the corridor using the segment based approach 

and will be using the across the fence method (ATF) for the appraisal. The client and intended user of this 

appraisal report is the Great Redwood Trail Agency (GRTA). The intended use is for internal analyses in 

connection with Surface Transportation Board Proceedings.  

 

This is a narrative Appraisal Report as defined by USPAP. As such, it fully presents the data, reasoning, and 

analyses that were used in the appraisal process to develop the appraiser’s opinion of value. The depth of 

discussion contained in this report is specific to the needs of the client and of the intended use stated in 

this report. The following report sets forth the descriptive and factual data, the assumptions and 

conditions affecting the appraisal, and the findings and analyses that lead to and support our value 

opinion. The appraiser is not responsible for unauthorized use of this report. Every effort has been made 

to conform to the Standards of Professional Practice of the Appraisal Institute, which fully incorporate the 

Uniform Standards of Professional Appraisal Practice (USPAP). In addition, we have intended to comply 

with applicable laws. The undersigned conducted the appraisal and prepared the report. 

 

We are pleased to have this opportunity to provide you with professional appraisal services. 

 

BENDER ROSENTHAL, INC. 

 

 

 

David C. Houghton, MAI 

Certified General Real Estate Appraiser 

California Certificate No. AG039402 
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PROPERTY IDENTIFICATION AND SUMMARY OF SALIENT FACTS 

Appraisal Assignment To develop an opinion of the market value of the 13-

Mile segment of a corridor of the former 

Northwestern Pacific Railroad.  
  

Property Location Mile Post 139.5 to Mile Post 152.5 along the former 

Northwestern Pacific Railroad 

PROPERTY DATA 

Legal Description The property described herein is in the County of 

Mendocino, California. A preliminary title report, 

which would include a legal description, was not 

provided to the appraiser for review. 
  

Owner of Record Great Redwood Trail Agency  
  

Subject property Area 13 mile stretch of corridor 221.39± acres 
Source: Northwestern Pacific Railroad Records 

  

Site Description The subject property consists of an irregular shaped 

corridor that generally bends and turns along the 

entire length of the corridor. The property is 

improved with a railroad line. 
  

Access/Frontage Portions of the Subject Property have no direct road 

access, while other portions have direct access along 

frontage streets.   
  

Zoning Due the length of the corridor there are multiple 

zonings that the subject property resides in. Listed 

below are the individual zonings.  

 AG 40 - Agricultural 

 FL - Forestland 

 I2 – Inland General Industrial  

 MH – Industrial General 

 OS – Open Space 

 RL - Rangeland 

 TP – Timberland Production 

 UR 20 - Upland Residential 

 UR 40 - Upland Residential 
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General Plan Designation  Only the City of Willits provide a general plan 

designation which is M-G – Industrial General. 
  

Flood Information The Main Line corridor is located generally in Flood 

Zone X and portions are in Flood Zone AE, according 

to FEMA Flood Insurance Rate Maps 06045C-0900F 

06045C-1100F 06045C-1111F, 06045C-1125F. All of 

which are dated June 2, 2011. 
  

Seismic Information All areas of California experience seismic activity. 

According to the State of California Geological 

Survey Regulatory Maps online application, the 

subject property is not within a known fault zone.  
  

Toxic Hazards Information We are aware that the rail yard had past 

contamination on the site, specifically within “Willits 

Yard” (Segment A). The contamination was due to 

discharges associated with railroad maintenance 

operations. Due to remaining contamination, a 

soil and groundwater management plan and an 

environmental land use covenant (LUC) were 

prepared for the site. The California Water Board 

noted that no further action is required. The Land 

Use Covenant restricts development to Industrial, 

commercial and or office space uses. These uses are 

consistent with the highest and best use of the land 

within this segment and therefore do not negatively 

impact the value within this segment of the corridor. 
  

Sales History There have been no sales of the Subject property 

within the past 5 years. To the best of our knowledge 

the subject property is not listed for sale. 

  

Rounded Opinion of Market Value $6,725,000 
  

Date of Inspection September 6, 2022 
  

Date of Value September 6, 2022 
  

Date of Report September 14, 2022 
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The map on the following page identifies the portion of the 13 mile segment of the former Northwestern 

Pacific Railroad which is the focus of this appraisal. This portion of the railroad corridor has been further 

segmented by the appraiser into essentially seven different zones of value. These four different zones of 

value were determined based on an evaluation of the surrounding land uses for each particular segment. 

Based on the use of ATF valuation methodology, the adjacent / nearby land uses influence the applicable 

corridor value in the various corridor segments.  An aerial map followed by detailed examples of each 

segment depicts the various segments which are labeled A through D. Also included is a description of the 

adjacent / nearby land uses of the various segments. 
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AERIAL MAP 

 
 

 

Segment Typical Zoning Description 

A MH Industrial General 

B AG 40 Agricultural 

C UR 20, UR 40, RL, TP Rural Residential 

D UR 20, UR 40, RL, TP Rural Residential 
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Segment 1 (Mile Post 139.5 to Mile Post 140.5±) 

 
The segment includes the corridor as well as the entire yard area which totals 36.90 acres. 

 

Segment 2 (Mile Post 140.5± to Mile Post 141.5±) 
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Segment 3 (Mile Post 141.5± to Mile Post 144.5±) 

 
 

Segment 4 (Mile Post 144.5± to Mile Post 152.5) 
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INTRODUCTION 

PURPOSE OF THE APPRAISAL 

The appraisal assignment is to develop an opinion of the market value of the 13-Mile segment of a corridor 

of the former Northwestern Pacific Railroad.  

CLIENT, INTENDED USE, INTENDED USER OF THE APPRAISAL 

The client and intended user is the Great Redwood Trail Agency (GRTA). The intended use is for internal 

analyses in connection with Surface Transportation Board Proceedings.  

SCOPE OF WORK 

The Great Redwood Trail Agency (GRTA) will utilize the determination of market value for internal 

analyses in connection with Surface Transportation Board Proceedings. This appraisal provides an opinion 

of the fair market value for the “As-Is” value. The date of value is based on the inspection date, unless 

noted otherwise in the appraisal. The date of the report is the date the appraisal is transmitted to the 

client. The value estimates are stated in terms of cash, or terms equivalent to cash.  

VALUATION / RESEARCH OVERVIEW 

The following is an overview of the valuation process and research involved for the subject property and 

comparable sales. The valuation of the property involved an investigation and analysis of the 

neighborhood, as well as the entire regional area, for social, economic, governmental, and environmental 

forces and trends that affect or could influence property values. 

• The property was inspected on September 6, 2022, by David C. Houghton from Bender Rosenthal, 

Inc.  

• Research the area, community, and neighborhood to determine market influences/conditions. 

• Research of public records to verify information about the subject property and comparable sales 

to ensure they are factually accurate and that there are no terms or additional influences that 

affect price or value. 

• Research zoning and general plan information obtained from the Sonoma County Planning 

Department and other department websites, and research of the real estate markets. 

• Review of applicable soil surveys, flood and seismic hazard areas from appropriate source data. 

• Review public records obtained from the various county governmental agencies including the 

Planning Department, Assessor’s Office, and Tax Collector’s Office. 

• A search of specific property transfers occurring during the past five years was conducted for the 

subject property. 
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• Research and analysis of the subject property 

• Determine highest and best use of the property. 

• Research comparable property sales, listings, and offers to purchase or sales involving properties 

similar to the subject property and within the subject’s or competing market areas. 

• Interview comparable property owners and/or brokers. 

VALUATION APPROACHES 

The appraisal process includes the investigation and analysis of the subject, market, and other relevant 

data for the purpose of providing an opinion of the defined value for the subject property. All economic 

forces and factors are considered in arriving at the highest and best use and valuation of the subject 

property.   

 

There are typically three approaches to value that may be used in the real property valuation process. 

They are the Sales Comparison Approach, Income Approach, and Cost Approach. Each approach provides 

an indicated value that is reconciled into a final estimate of value for the subject based on the interests 

appraised the defined objective of the valuation and the stated definition of value. An appraisal may 

include one, two or all three approaches to value based on the data available, the type of property and 

appraisal valuation problem. 

SALES COMPARISON APPROACH 

A value indication is derived by comparing the property being appraised to similar properties that have 

sold recently; making qualitative or quantitative comparisons to the subject; then applying units of 

comparisons to indicate a value for the subject property or remainder parcel. The sales comparison 

approach may be used to value improved properties, vacant land, or land being considered as though 

vacant; it is the most common and preferred method of valuation when an adequate supply of 

comparable sales is available. Sales, listings, and current escrows of comparable sales were considered in 

this analysis. Primary reliance has been placed on closed sales transactions.  

INCOME APPROACH 

A value indication is derived for income-producing property by converting its anticipated benefits (cash 

flows and reversion) into a value for real property interests. Typically, the annual net income is capitalized 

at a market-derived capitalization rate to estimate the desired value. The income approach is most often 

used for income producing properties or real estate acquired as an investment.  
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COST APPROACH 

A value indication is derived for a property by estimating the current cost to construct a 

replacement/reproduction of the existing structure(s); deducting depreciation from all sources; and 

adding the estimated land value. The cost approach is most often used when valuing properties with new 

or relatively new improvements and also special use properties. 

RAIL CORRIDOR – SPECIAL PURPOSE 

Given that the Subject Property is a railroad corridor, which is considered a special purpose property, 

there are specific methodologies which are considered appropriate for valuing a corridor as described 

below. 

 

As a railroad corridor, the Subject Property is a “special purpose” property, defined as “a limited-market 

property with a unique physical design, special construction materials, or a layout that restricts its utility 

to the use for which it was built; also called a special design property.”1  Historically, various methods have 

been developed in order to appraise special purpose properties, with one or more of the following 

methodologies considered appropriate for the valuation of corridor properties: 

 

1. Net Liquidation Value (NVL) – deemed not applicable 

2. Replacement Cost New (RCN) – deemed not applicable 

3. Going Concern Value (GCV) – deemed not applicable 

4. Across the Fence Value (ATF) - applicable 

5. Corridor Value (ATF x Corridor Factor) - deemed not applicable  

6. Sales Comparison Approach - applicable 
 
The highest and best use concluded for the Subject Property being appraised will determine the 

appropriate methodology(s) for valuing that corridor. Based on our conclusion of the highest and best use 

of the railroad corridor for future development for recreational use, the Corridor Value methodology, 

which employs Across the Fence (ATF) Methodology and includes consideration of a corridor factor, is 

considered the most appropriate method for the valuation of the fee simple unit value of the various 

stretches of the corridor. The other methodologies mentioned above for special purpose properties were 

not considered applicable or necessary for this valuation. The ATF methodology is described in detail 

below. 

 

  

 
 
1 Dictionary of Real Estate Appraisal (Fifth Edition), Appraisal Institute, Chicago, Illinois, 2022, P. 184 
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ACROSS THE FENCE (ATF) VALUE METHODOLOGY.  

The ATF method is defined as, “A land valuation method often used in the appraisal of corridors. The 

across the fence method is used to develop a value opinion based on comparison to abutting land”.2  

When the highest and best use of the land is for continued corridor operation, then Across the Fence (ATF) 

valuation provides an appropriate method of analysis. Additionally, courts recognize this methodology, 

and most corridor properties are valued based on ATF.  

 

The first step in determining the ATF value is to separate the subject right of way (railroad corridor) 

segments based on physical boundaries and based on the highest and best use of the adjacent land. The 

next step is to collect and verify land sales considered to be as similar as possible to the adjoining land 

segments of the portion or portions of the corridor being valued. This step employs the sales comparison 

approach (as previously described as one of the three accepted approaches to value). The appropriate 

unit (i.e., price per lot, price per square foot, etc.) sale price is then computed. The comparable sales are 

then compared to the adjoining corridor parcels, adjusted for differences in market conditions, location 

and other factors and then reconciled to conclude a per-unit value for each property use type within the 

segment of the corridor being valued. The appraiser then summarizes the ATF values for each of the 

applicable segments to provide an indication of the ATF value for those specific portions of the corridor 

property. Areas encumbered by public streets and existing easements (if applicable) are then discounted 

to reflect their restricted use.   

CORRIDOR FACTOR 

The corridor factor is derived from market data (ratio of the market value, or price of the corridor, to the 

ATF value) and is typically but not always greater than 1.0. This concept is unique to valuation of 

transportation or utility corridor valuation. The corridor factor reflects the inherent physical and economic 

characteristics that are unique to the corridor and the fact that value can be generated when two or more 

parcels are assembled to provide greater utility. This factor reflects the alternative cost and time/risk of 

acquiring, clearing, and assembling individual parcels to create a corridor. 

REPORT TYPE 

The appraisal is reported in an Appraisal Report format as defined by USPAP. 

SPECIAL ASSIGNMENT CONDITIONS 

The client has instructed that this appraisal will be used at the Surface Transportation Board (STB) and 

that STB does not allow corridor value or corridor enhancement factors as part of a valuation. Thus, we 

will appraise the corridor under STB guidelines and will not use an enhancement factor.  

 
 
2 Dictionary of Real Estate Appraisal (Fifth Edition), Appraisal Institute, Chicago, Illinois, 2022, P. 3 
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DEFINITIONS USED IN THE REPORT 

Definition of an Appraisal  
Source: The Dictionary of Real Estate Appraisal, Appraisal Institute, 7th Edition P. 10 

The act or process of developing an opinion of value, an opinion of value. 
 

Market Value  
Source: The Appraisal of Real Estate (Fifteenth Edition), Appraisal Institute, Chicago, Illinois, 2020, P. 48 

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely 

revealed terms, for which the specified property rights should sell after reasonable exposure in a 

competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting 

prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. 
 

Extraordinary Assumption  
Source: Uniform Standards of Professional Appraisal Practice 2020-2021 Edition, P. 4 

An assignment-specific assumption as of the effective date regarding uncertain information used in an 

analysis which, if found to be false, could alter the appraiser’s opinions or conclusions. 
 

Hypothetical Condition  
Source: Uniform Standards of Professional Appraisal Practice 2020-2021 Edition, P. 4 

A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser 

to exist on the effective date of the assignment results, but is used for the purpose of analysis.  
 

Fee Simple Estate  
Source: The Dictionary of Real Estate Appraisal, Appraisal Institute, 6th Edition, P. 90 

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. 

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal report and the value estimates it contains are expressly subject to the following 

assumptions and/or limiting conditions. 

1. Title to the property is marketable. 

2. No survey of the property has been made by the appraisers and property lines as they appear on 

the ground are assumed to be correct. 

3. Data, maps, and descriptive data furnished by the client or his/her representatives are accurate 

and correct. 

4. No responsibility is assumed for matters of law or legal interpretation. 
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5. No conditions exist that would affect the use and value of the property, which are not 

discoverable through normal, diligent investigation. 

6. The valuation is based on information from sources believed reliable, and that such information 

is correct and accurately reported. 

7. The value estimate is made subject to the purpose, date, and definition of value. 

8. The report is to be considered in its entirety and use of only a portion will invalidate the appraisal. 

9. This appraisal was made on the premise that there are no encumbrances prohibiting utilization of 

the property under the appraiser's estimate of highest and best use. 

10. Possession of this report or a copy does not carry with it the right of publication nor may it be 

used for any purpose by anyone other than the client without the previous written consent of 

Bender Rosenthal, Inc., and then only with proper qualifications. 

11. Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations of 

the Appraisal Institute. No part of this narrative report may be reproduced by any means nor 

disseminated to the public in any way without the prior written consent of Bender Rosenthal, Inc. 

12. Any person or entity who obtains or reads this report, or a copy, other than the client specified in 

this report, expressly assumes all risk of damages to himself or third persons arising out of reliance 

on this report and waives the right to bring any action based on the appraisal, and neither the 

appraisers nor the appraisal firm shall have any liability to any such person or entity. 

13. The appraiser shall not be required to give testimony or appear in court by reason of this appraisal 

with reference to the property described in this report unless prior arrangements have been 

made.  

14. No responsibility is assumed for building permits, zone changes, engineering or any other services 

or duty connected with legally utilizing the subject property. 

15. The property appraised may or may not be subject to the Americans with Disabilities Act of 1990 

(ADA). Title III of this act provides for penalties for discrimination in failing ". . . to remove 

architectural barriers . . .in existing facilities [unless] an entity can demonstrate that the removal. 

. . is not readily achievable. . ." Unless otherwise noted in this appraisal, it is assumed that the 

property appraised is not substantially impacted by this law. 

16. We are aware that the rail yard had past contamination on the site, specifically within “Willits 

Yard” (Segment A). The contamination was due to discharges associated with railroad 

maintenance operations. Due to remaining contamination, a soil and groundwater 

management plan and an environmental land use covenant (LUC) were prepared for the site. 

The California Water Board noted that no further action is required.  
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17. However, for the remaining portions of the corridor 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 appraisers, however, are not qualified to detect such substances. The 

presence of hazardous materials could affect the value of the property. The value estimate is 

predicated on the assumption that there is no such material on or in the property that would 

cause a loss in value. No responsibility is assumed for any such conditions, or for any expertise or 

engineering knowledge required to discover them.  

18. It is assumed that the property appraised is competently managed and marketed. 

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS 

Note to Reader: The subject property is subject to the following extraordinary assumptions and/or hypothetical conditions, which 

might have affected the assignment results.  

EXTRAORDINARY ASSUMPTIONS 

1. Measurements from the client will be utilized in the appraisers’ opinion of market value for 

each segment. The size of the corridor provided by the client and is assumed to be accurate.   

HYPOTHETICAL CONDITIONS 

None. 
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MENDOCINO COUNTY REGIONAL OVERVIEW 

INTRODUCTION 

Mendocino County is located on the north coast of California, north of the San Francisco Bay Area and to 

the west of the Central Valley. Mendocino is bordered by Humboldt and Trinity County to the north, 

Tehama, Glenn and Lake County to the east and Sonoma County to the south.  

 

The county is noted for its distinctive Pacific Ocean coastline, redwood forests, and wine production. The 

county benefits from some tourism due to its coastal atmosphere, and is popular for the historic Skunk 

Train, which connects Fort Bragg with Willits via a steam engine. The county has a total land area of over 

3,800 square miles and boasts several lakes, rivers, and state parks. One of the largest lakes within the 

region is Mendocino Lake, which is fed by the eastern fork of the Russian River.  

REGIONAL MAP 
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ACCESS AND TRANSPORTATION 

Most Mendocino County commuters travel by automobile, which is typical of California as a whole. Public 

transportation use is significantly lower than the statewide percentage. However, bicycling, walking, and 

working at home percentages are higher in the region than those for the remainder of the state. The 

county’s small population, rural nature, and distances between population centers often limit the 

availability and efficiency of transportation modes other than the automobile, outside of the county’s 

urban areas.  

 

The county is serviced by two major routes: Highway 101, which travels north and south along the coastal 

region of the state; and Highway 20, which enters the county from the east in Lake County and joins with 

Highway 101 near Redwood Valley and continues to the west as Fort Bragg Willits Road. Other Major 

routes include Highway 128 and Highway 1, which begins at the 101 in Leggett and travels the California 

coastline south to the Los Angeles area.  

PUBLIC TRANSPORTATION 

The Mendocino Transit Authority (MTA) provides public transportation services to residents of Mendocino 

County and its incorporated cities. The MTA offers fixed route and demand responsive service to residents 

of the county. As of August 2007, MTA operated 12 fixed routes, serving areas along SR 128 from SR 1 to 

Ukiah, the Ukiah Valley area, the Highway 101 corridor between Hopland and Laytonville, and along SR 1 

between SR 128 and Fort Bragg, as well as limited connections on the South Coast from SR 128 to Gualala. 

Other routes extend from SR 1 and Highway 101 to Bodega Bay and Santa Rosa in Sonoma County. 

Demand responsive service is available in the Willits, Fort Bragg, and Ukiah areas. The MTA has 

consistently made efforts to coordinate with private transportation in Mendocino County. Through this 

arrangement, service is provided between the North Coast and inland areas. A contract with Sonoma 

County Transit provides a transit link between the South Coast area and Santa Rosa. 

POPULATION 

According to the California Department of Finance, the population estimates for the 2021 year was 86,669 

for Mendocino County. Mendocino County’s population is generally stagnant and changes nominally year 

to year. The chart on the following page presents the population demographics for the State and 

Mendocino County for the past eleven years. 
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Historical Population 

Population 2010 2015 2017 2018 2019 2020 2021 
Percentage 

Increase 
2015-2021 

California 37,253,956 38,865,532 39,352,398 39,519,535 39,605,361 39,648,938 39,466,855 1.5% 

Mendocino County         

Fort Bragg 7,273 7,379 7,457 7,540 7,494 7,451 7,409 0.4% 

Point Arena 449 438 442 438 430 438 435 -0.7% 

Ukiah 16,075 15,899 15,937 16,081 15,942 15,951 15,526 -2.3% 

Willits 4,888 4,966 5,057 5,133 5,107 5,065 5,040 1.5% 

Balance Of County 59,156 59,420 59,753 59,350 59,232 58,803 58,259 -2.0% 

Incorporated 28,685 28,682 28,893 29,192 28,973 28,905 28,410 -0.9% 

County Total 87,841 88,102 88,646 88,542 88,205 87,708 86,669 -1.6% 

Source: Department of finance. 

 

Mendocino County’s population is generally stagnant and changes nominally year to year. This compares 

to the state population which sees a steady increase from year to year. It is noted that the negative 

population growth of the state from 2020-2021 is primarily due to people leaving the state due to Covid-

19 restrictions and work at home initiatives.  

ECONOMIC PROFILE 

UNEMPLOYMENT 

The graph below displays the region’s unemployment trends over the past five years.  The current 

unemployment rate is 3.3%. This compares with an unadjusted unemployment rate of 4.2% for California 

and 3.5% for the nation. The spike in unemployment in March and April of 2020 is directly due to the 

spread of the Covid-19 and statewide lockdown restrictions. Unemployment in Mendocino County hit a 

peak of 9.2% in April of 2020. The unemployment rate has dropped since then due to the rollback of 

restrictions. However, the current unemployment rate is still higher than before the pandemic due to 

some jobs which will not return.  

 

  
Source: State of California EDD dated July 2022. 
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Although unemployment rates have dropped significantly since the peak in April of 2020, a full recovery 

is expected to take years. Food services, retail, and leisure and hospitality have been hit the hardest, 

substantial layoffs have been reported across most all employment sectors.  

INDUSTRY EMPLOYMENT 

The economy of Mendocino County does not provide a wide variety of jobs or economic opportunities. 

The highest concentration of jobs in Mendocino County are in Ukiah. These jobs primarily consist of 

government and health services, however most jobs in the county are scattered around its small cities 

and tourist areas. Employment is mostly static due to the population size and there being no expectation 

of economic or population growth for the region. 

 

 
Source: Employment Development Department, Mendocino County Employment by industry.  

 

The top industry employers for the Mendocino County are Government and Trade, Transportation & 

Utilities, at 21% and 19% of the total employment, respectively, followed by Education & Health Services, 

at 17% and Leisure & Hospitality at 13%. 
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MAJOR EMPLOYERS 

Shown below are the major employers in the region as well as the specific location and industry. 

 

Employer Name Location Industry 

Adventist Health Ukiah Vly  Ukiah Outpatient Services 

California Department-Forestry  Willits Government-Forestry Services 

Costco Wholesale  Ukiah Wholesale Clubs 

Coyote Valley Casino  Redwood Valley Casinos 

Dharma Realm Buddhist Assn Ukiah Associations 

Fetzer Vineyards  Hopland Wineries (mfrs) 

Frank R Howard Memorial Hosp Willits Hospitals 

Howard Memorial Hosp Med Imgng Willits Diagnostic Imaging Centers 

Mendocino Coast District Hosp  Fort Bragg Hospitals 

Mendocino Community Health  Ukiah Clinics 

Mendocino County Food Stamps Ukiah Government Offices-County 

Mendocino County Office of Edu Ukiah Boards of Education 

Mendocino County Sheriff  Point Arena Government Offices-County 

Mendocino County Social Svc  Ukiah Government Offices-County 

Mendocino Redwood Co LLC Calpella Restaurants 

Metalfx Inc  Willits Sheet Metal Fabricators (mfrs) 

Oak Point Ranch  Potter Valley Vineyards 

Pacific Coast Farm Credit  Ukiah Loans-Agricultural 

Safeway Fort Bragg Grocers-Retail 

Sawmill Ukiah Sawmills & Planing Mills-General (mfrs) 

Toyota Sales & Svc Ukiah Automobile Parts & Supplies-Retail-New 

Ukiah City Civic Ctr  Ukiah Government Offices-City/Village & Twp 

Ukiah High School Ukiah Schools 

Ukiah Valley Medical Ctr  Ukiah Hospitals 

Walmart Ukiah Department Stores 

Adventist Health Ukiah Vly  Ukiah Outpatient Services 

California Department-Forestry  Willits Government-Forestry Services 

Costco Wholesale  Ukiah Wholesale Clubs 

Coyote Valley Casino  Redwood Valley Casinos 

Dharma Realm Buddhist Assn Ukiah Associations 

Fetzer Vineyards  Hopland Wineries (mfrs) 

Frank R Howard Memorial Hosp Willits Hospitals 

Howard Memorial Hosp Med Imgng Willits Diagnostic Imaging Centers 

 

Notable employers on the list above are the medical field as well as the military. There are multiple 

hospitals or medical related services on the table. These types of employers include the Adventist Health 

Ukiah Valley outpatient care center and the Ukiah Valley Medical Center hospital. The majority of the jobs 

are located in the city of Ukiah, the largest city in Mendocino. 

 

  

https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=401667841
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=208245241
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=739841197
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=104327986
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=417444500
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=951401983
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=418637104
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=743524633
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=401667856
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=484856174
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=556374957
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=618199343
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=582454070
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=465053569
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=556376291
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=858388903
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=418645818
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=410188231
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=104100169
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=701358024
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=720581023
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=422049387
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=404954406
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=484852603
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=484856349
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=401667841
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=208245241
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=739841197
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=104327986
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=417444500
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=951401983
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=418637104
https://www.labormarketinfo.edd.ca.gov/aspdotnet/databrowsing/empDetails.aspx?menuchoice=emp&geogArea=0604000045&empId=743524633
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In order to further describe the region, statistical information was obtained from the online Site to Do 

Business (STDB).  A demographic survey was performed of the Mendocino MSA. The following table 

summarizes population, housing, and income trends within the Mendocino MSA. It is noted the 

population data differs slightly from what was gathered from the Department of Finance. 

 

Mendocino County Demographics 

   

Population  Income 

2026 Total Projection 86,694  2021 Per Capita Income $28,819 

2021 Total Population 87,443  2021 Median Household Income $52,093 

2010 Total Population 87,841  2021 Average Household Income $72,039 

% Population Change 2021-2026 (0.9) %    

   Households by Income (2021)  

Households   <$15,000 11.6% 

2026 Total Households 34,661  $15,000-$24,999 11.6% 

2021 Total Households 34,993  $25,000-$34,999 9.3% 

2010 Total Households 34,945  $35,000-$49,999 15.2% 

% Household Change 2021-2026 (0.9) %  $50,000-$74,999 18.7% 

   $75,000-$99,999 10.4% 

Housing Tenure 2021   $100,000-$149,999 14.4% 

% of Renters 30.8%  $150,000-$199,999 4.8% 

% of Homeowners 54.7%  $200,000+ 4.1% 

Source: STDB. (Most current data available, June 2022). 

 

The population in the County is almost stagnant due to poor economic opportunities and very few people 

moving into the county. Mendocino County has a significantly lower ratio homeowners to renters 

compared with California as a whole, the percentages being 30.8% and 54.7% respectively. The 

percentage of household income for the region that make more than $75,000 is 33.4%. In 2021, the 

average household income was $72,039. This is relatively close to the average income for the state of 

$75,235. However, the number of homeowners is much lower than the state average of 54.8% 

CONCLUSION 

The population of Mendocino is small and is not expected to change much in the future. Although the 

unemployment rate is currently higher than the California average this is due to the economic effects of 

the corona virus as well as fewer employment opportunities. The regional economy has not changed 

dramatically over the last decade and is not expected to change in the coming decade. There is not a wide 

array of employment opportunities in the county, most jobs in the region are in government and 

healthcare.   
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NEIGHBORHOOD DESCRIPTION / IMMEDIATE ENVIRONS 

The subject property is located in Willits, California, and an unincorporated area north of Willits, California 

in Mendocino County. The city of Willits is located approximately 20 miles north of Ukiah. near any other 

city, metropolitan area, or transportation hub. The immediate neighborhood is primarily rural residential 

or native land. Willits also has a small number of stores, businesses and public facilities that support the 

area. A map of the neighborhood is presented blow.  

NEIGHBORHOOD MAP 

 

TRANSPORTATION AND ACCESS 

Willits has access via Highway 101. Highway 101 travers north to south through Willits and connects to 

State Route 20 to the south and State Route 162 to the north. Interstate 1 and interstate 5 provide 

north/south access to connecting cities. Interstate 1 is approximately one hour away by car while 

interstate 5 is approximately two hours. Willits has a small public airport only used for general aviation. 

There is no quick access to and from Willits to neighboring cities or transportation hubs. 
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DEMOGRAPHIC ANALYSIS 

In order to further describe the subject’s immediate neighborhood, statistical information was obtained 

from the online Site to Do Business (STDB).  A demographic survey was performed of the City of Willits 

and the surrounding unincorporated area specifically. The following table summarizes population, 

housing, and income trends within the city.  

 

Demographics Within the City of Willits 
   

Population   Income 

2027 Projection 5,004   2022 Median Household Income $38,655 

2022 Estimate 4,996   2022 Average Household Income $54,000 

2010 Population 4,860   Per Capita Income $21,762 

% Population Change 2022-2027 0.03%      

     Households By Income (2022) 

Households    <$15,000 19.9% 

2027 Total Households 2,171   $15,000-$24,999 18.4% 

2022 Total Households 2,168   $25,000-$34,999 7.0% 

2010 Total Households 2,075   $35,000-$49,999 15.0% 

% Households Change 2022-2027 0.14%   $50,000-$74,999 15.9% 

     $75,000-$99,999 11.6% 

Housing Tenure (2022)    $100,000-$149,999 8.5% 

% of Renters 52.5%   $150,000-$199,999 2.8% 

% of Homeowners 41.1%   $200,000+ 0.8% 

Source: STDB. 

 

The neighborhood area has not experienced any population growth over the last ten years and does not 

expect to see any population growth in the near future, this is typical of the trends in Mendocino County 

as a whole. According to STDB, the percentage of households with an income more than $75,000 is 

estimated at 24% which is below the County average of 33.4%. In addition, 45.3% of the population make 

under $35,000 a year, this is very low compared to the state as a whole. 

LAND USES 

The town of Willits is generally centered around Interstate 101 which runs north/south. Land uses in 

Willits are primarily residential and commercial. The California Western Railroad (aka “Sunk Train”) 

traversing north to south through the middle of town, which is surrounded by various industrial uses.  

Some notable land uses include the Adventist Health Howard Memorial Hospital, Willits High School, and 

Willits Redwood Co. The vast majority of commercial and light industrial uses along Redwood Highway in 

the middle of town area which includes several restaurants and a couple of motels. The most common 

land uses surrounding the town are rural residential and agricultural.    
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CONCLUSION 

The subject property is located within the city of Willits and in an unincorporated area in Mendocino 

County. Willits is an isolated area of Mendocino County which is known as the Gateway to the Redwoods.  

Willits is a small town that has seen little growth the past decade, which is much lower than the state 

average. The largest employers in the area are Adventist Health Hospital and the California Department 

of Forestry. Household income in the area is much lower than the state average. The subject’s area is 

primarily single-family residences most of these residences are rural in nature. 
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REGIONAL RESIDENTIAL MARKET OVERVIEW 

SINGLE-FAMILY HOUSING MARKET OVERVIEW 

Given that the property appraised is residential, a discussion of the residential market is merited.  

SINGLE FAMILY HOME PRICES 

In order to determine the median price for a single-family detached home, we consulted the California 

Association of Realtors.  The following table shows the historical prices since 2019 for Mendocino County.  

 

 
Source: California Association of Realtor. 

 

Despite showing a dip in March 2020, the median prices for the last 2 years have steadily climbed for 

Mendocino County. This is primarily due to the COVID-19 pandemic and many people beginning to work 

from home and moving to more rural communities in addition to low interest rates. The median home 

price for California and Mendocino County for 2022 are $898,980 and $599,000, respectively.  

MARKET CONCLUSION 

Overall, due to many people working from home and low interest rates the value of single-family homes 

has exploded since mid-2020. Demand for single family homes remains high, however, the future is 

unclear as wages have not seen a similar increase and many people are being priced out of the market. 

Home prices will likely drop as interest rates begin to rise. 
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IDENTIFICATION OF SUBJECT PROPERTY / PROPERTY DESCRIPTION 

The Subject Property being analyzed is a portion of the former Northwestern Pacific Railroad corridor with 

portions owned in fee and portions in which the project sponsor has a permanent easement interest. The 

segment of the railroad corridor which is the focus of the appraisal is the fee owned areas within the 

corridor only. The corridor is a 13± mile portion of the railroad Corridor, located at Mile Post 139.5 to Mile 

Post 152.5, in the county of Mendocino, California.  

IDENTIFICATION OF SUBJECT PROPERTY 

Property Address No site address 

  

Property Location Mile Post 139.5 to Mile Post 152.5 along the former 

Northwestern Pacific Railroad. 

 

Owner Great Redwood Trail Agency 

  

Owner Title of Interest Fee Simple, All parcels analyzed herein are 

warranted by counsel for GRTA to the appraiser as 

being held in fee title by GRTA; no parcels over which 

GRTA holds easement or other interest less than fee 

ownership have been included in the valuation 

analysis conducted herein. 

  

Ownership History There have been no sales of the Subject property 

within the past 5 years. To the best of our knowledge 

the subject property is not listed for sale. 

  

Date of Inspection September 6, 2022 

  

Date of Value September 6, 2022 

  

Date of Report September 14, 2022 
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AERIAL PHOTOGRAPH 
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SUBJECT PROPERTY PHOTOGRAPHS 

 
 

View facing northeast across railyard. 

 

 
 

View facing north along railyard   



Great Redwood Trail Agency 
13-Mile segment of a corridor of the former Northwestern Pacific Railroad 

Mile Post 139.5 to Mile Post 152.5 
Willits, California 

 

BRI 22-147  22 

SUBJECT PROPERTY PHOTOGRAPHS 

 
 

View of corridor facing northeast near mile marker 142±  

 

 

View facing southwest along the corridor near mile marker 142  
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SUBJECT PROPERTY PHOTOGRAPHS 

 

View facing east along the corridor just past mile marker 152 

 

View at mile marker 139.5 facing west along Commercial Street  
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SUBJECT PROPERTY DESCRIPTION 

Corridor Length The corridor is 13 miles and consists of 221.39± acres 

per information provided by the client.  

  

Shape Irregular 

  

Frontage / Exposure Exposure varies, ranging from good to limited 

dependent on property’s location within the 13-mile 

corridor.    

  

Access Portions of the Subject Property have no direct road 

access, while other portions have direct access along 

frontage streets.   

  

Topography The topography of the railroad corridor is generally 

level, however, slightly sloped towards the sides of the 

corridor that are adjacent to nearby creeks.  

  

Utilities All utilities are available to the site.  

  

Zoning Due the length of the corridor there are multiple 

zonings that the subject property resides in. Listed 

below are the individual zonings along with their 

associated segments.  

  

Typical Zoning Segments Description 

Industrial - M-H A Light and Heavy Industrial Uses 

Agricultural - AG-40 B Agricultural and Residential Uses 

Rural Residential - UR-20, UR-40, RR-10, RL,  C, D Residential Uses 
 

  

General Plan Designation M-G – Industrial General (City of Willits) 
  

  



Great Redwood Trail Agency 
13-Mile segment of a corridor of the former Northwestern Pacific Railroad 

Mile Post 139.5 to Mile Post 152.5 
Willits, California 

 

BRI 22-147  25 

Segment Size The railroad corridor is 13 miles in length and according 

to information provided by the client eh the total fee 

ownership equates approximately 221.39± acres in size. 

There are portions of the 13 mile corridor which are 

owned in easement; however, the acres noted above 

only reflect the fee ownership of the corridor. We have 

broken out the corridor into segments which 

correspond to the breakout of the square footages is 

shown in the chart following. 

 
Segment ATF - Land Use Total SF Total AC 

A Industrial 1,607,364 36.90 

B Agricultural 715,336 16.42 

C Rural Residential Lots 2,137,000 49.06 

D Rural Residential Lots 5,184,033 119.01 
 

ATF Size  

Segment Land use Median Size Average Size Min. Size Max Size 

A Industrial 5.66 6.7 1 12.1 

B Agricultural 37.17 57.87 13.35 147.5 

C Rural Residential 10.25 13.21 1 53.5 

D Rural Residential 29.25 40.42 1 300 
 

  

The table above references the various sizes of the 

parcels located adjacent to each segment of the 

corridor. For valuation purposes we have selected a 

typical size for value comparisons. For Segment A, we 

have concluded with a size of 6 acres for the ATF parcel. 

This segment generally consist of the industrial zoned 

land. For Segment B, we have concluded at 50 acres for 

the ATF parcel. This parcel offers surround agriculturally 

zoned parcels. For Segment C and D the surround 

highest and best use the property’s a generally for rural 

residential uses. However, each segment offers slightly 

differing size for the adjacent properties. We have 

concluded at 12 acres for the ATF parcel for Segment C 

and for Segment D we have concluded at an average 

parcel of 40 acres. 
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Improvements The subject property is improved with the original 

Northwestern Pacific Railroad line which has been 

inactive for approximately 25 years.  The appraiser 

notes the existence of certain stockpiled railroad ties 

upon a portion of the analyzed real property, which 

GRTA informs appraisers have been placed by 

Mendocino Railway.  Such ties are not affixed to the 

property and are not considered part of the Real Estate. 

Thus, are not considered in the valuation analysis.   
  

Lease or Rental Status Based on our knowledge no lease agreements 

encumber the subject property. 
  

Easements No preliminary title report was reviewed in connection 

with the preparation of this appraisal.  However, 

Counsel for GRTA has conducted a legal review of the 

title to the appraised real property and warrants to the 

appraiser that all property included for valuation herein 

is held in fee by GRTA, without subsequent 

encumbrance relevant to valuation, except as noted in 

Segment A (Land Use Covenant).  
  

Encroachments None were noted or reported. 
  

Private Restrictions None known to exist. 
  

Flood Zone The Main Line corridor is located generally in Flood Zone 

X and portions are in Flood Zone AE, according to FEMA 

Flood Insurance Rate Maps 06045C-0900F 06045C-

1100F 06045C-1111F, 06045C-1125F. All of which are 

dated June 2, 2011. 
  

Seismic Information The subject parcel is not within an active California fault 

zone. However, faults may affect the site depending on 

the characteristics of the earthquake and the location 

of the epicenter. In general, the effects should be 

confined to shaking and/or acceleration (shock waves) 

and potential damage to structures should be 

minimized by employing adequate design and 

construction procedures. 
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Because the County of Mendocino, and most of the 

State of California, is a seismically active region, the 

potential for earthquake-induced hazards must be 

acknowledged. However, the history of past earthquake 

activity does not indicate that Mendocino County is a 

particularly hazardous area. Current engineering design 

and construction practices, such as the Uniform Building 

Code, provide the opportunity to reduce earthquake 

related hazards.  

  

Cultural Recreational and Historic Significance None known or suspected to be present. 

  

Toxic Hazards We are aware that the rail yard had past contamination 

on the site, specifically within “Willits Yard” (Segment 

A). The contamination was due to discharges 

associated with railroad maintenance operations. 

Due to remaining contamination, a soil and 

groundwater management plan and an 

environmental land use covenant (LUC) were 

prepared for the site. The California Water Board 

noted that no further action is required. The Land Use 

Covenant restricts development to Industrial, 

commercial and or office space uses. These uses are 

consistent with the highest and best use of the land 

within this segment and therefore do not negatively 

impact the value within this segment of the corridor. 

  

Property Tax Data and Projected Taxes Because the subject property is owned by a body 

corporate and politic, no property taxes are assessed. 

OVERALL COMMENTS 

The Subject Property has been identified as a 13± mile section of the Northwestern Pacific Railroad. 

Portions of the Subject Property’s corridor have been improved with railroad that have been inactive for 

approximately 25 years.  The appraiser has identified four different zones of value (based on the various 

land uses in the four segments).  
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HIGHEST AND BEST USE ANALYSIS 

Highest and best use may be defined as the reasonably probable use of property that results in the highest 

value. 

 

There are four criteria used in the highest and best use analysis process. These are: 

1. Legally Permissible Use 

What uses are permitted legally under existing zoning, building codes, historic district controls, 

environmental regulations, deed (private) restrictions, and long-term lease provisions on the site 

in question? 

2. Physically Possible Use 

What uses of the site are physically possible, given its size, shape, area, terrain, soils composition, 

accessibility, assembly potential, and risk potential from natural disasters? 

3. Financially Feasible Use 

Which possible and permissible uses will produce a positive net return to the owner of the 

property? 

4. Maximally Productive Use 

Among the feasible uses, which use will produce the highest residual land value consistent with 

the rate of return warranted by the market for that use? 

HIGHEST AND BEST USE OF THE SITE, AS VACANT 

LEGALLY PERMISSIBLE USES 

Possible uses are constrained by legal restrictions on a property both private and public. As previously 

mentioned, given that the Subject Property is a railroad corridor there is no zoning associated with the 

Subject Property. However, as previously discussed, the basis of the valuation of the various segments of 

the Subject Property corridor is “Across the Fence” methodology, which relies on typical adjoining or 

vicinity land. We have researched the zoning of all the parcels adjacent to the affected segments of the 

canal corridor and have divided the corridor into seven segments. The table below summarizes the typical 

zoning and description of the surrounding land uses for each identified segment of the corridor. 

 

Typical Zoning Segments Description 

Industrial - M-H A Light and Heavy Industrial Uses 

Agricultural - AG-40 B Agricultural and Residential Uses 

Rural Residential - UR-20, UR-40, RR-10, RL  C, D Residential Uses 
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PHYSICALLY POSSIBLE USES 

The size, topography, and location of the Subject Property are important factors in determining the use 

of the Subject Property. The size of the site can significantly affect the type of development that is 

possible, as the “economies of scale” notion often comes into play. As previously discussed, the Subject 

Property is 13± miles of a segment of the railroad corridor, which is the focus of this appraisal. The range 

in parcel sizes, average size, and median size of the properties adjacent to each identified segment are 

shown in the table below. 

 

Segment Land use Median Size Average Size Min. Size Max Size Typical 

A Industrial 5.66 6.7 1 12.1 6 acres 

B Agricultural 37.17 57.87 13.35 147.5 50 acres 

C Rural Residential 10.25 13.21 1 53.5 12 acres 

D Rural Residential 29.25 40.42 1 300 40 acres 

 

The legally permissible uses are physically possible along and, in the areas, adjacent to the corridor.   

FINANCIALLY FEASIBLE / MAXIMALLY PRODUCTIVE USES 

A proposed property improvement must be able to deliver an income return that, in turn, generates a 

market value sufficient to pay for the developmental costs, the undertaking of the risks involved, and a 

profit appropriate for the development.  

 

Given demand in the market, industrial uses, residential uses and agricultural uses are financially feasible.  

Further, it is evident by the resent sales used in this report that demand currently exists. However, it is 

noted that the increase in interest rates over the last several months may quell demand in the near future.  

Residential, Industrial and agricultural uses appear to be financially feasible. 

HIGHEST AND BEST USE CONCLUSION, AS IF VACANT 

Considering the preceding factors, the maximally productive use and the highest and best use of each 

segment of the Subject Property, as if vacant, is for development with a use consistent with zoning for the 

uses that are financially feasible.  In many instances, assemblage with an adjacent parcel would be 

maximally productive. 

HIGHEST AND BEST USE AS IMPROVED 

The Subject Property is developed with a railroad line. Some portions of the railroad intersect with 

Highway 101 and various canals throughout the 13± mile segment. Based on the inspection, the 

improvements are in fair condition as the rail line has not been used for some time. Most of the 

improvements have little value relative to the Subject Property overall. Besides the abandoned railroad 

use, there are few other potential uses for the Subject Property’s corridor such as recreational uses.   
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There appears to be little viability of this particular property for use as a railroad corridor due to its 

location. The Subject Property has the potential to offer value as recreational use due to its location which 

is one of the sought after tourist attractions in the region. Further, it is noted that the tourist skunk train 

runs to the south of the corridor and could expand operations north.  Therefore, the highest and best use, 

as improved, is repurpose the existing railroad line for recreation use, most prominently as a trail or 

expansion of tourist train route.  
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VALUATION 

VALUATION PREMISE 

Given that the Subject Property is a rail corridor, which is considered a special purpose property, there 

are specific methodologies which are considered appropriate for valuing a corridor. The applicability of 

these methodologies will be described in the various sections below. Based on the highest and best use 

of the corridor, the available data, and the nature of the subject corridor, the across the fence (ATF) 

methodology including consideration of a corridor factor is the most applicable approach in providing an 

opinion of the value of the Subject Property. This valuation approach is most widely used by peers in the 

appraisal industry, and is recognized by the courts.  

ACROSS THE FENCE METHOD (ATF) 

This methodology is appropriate when the highest and best use of the land is for continued corridor 

operation. ATF methodology is recognized by the courts and is the most prevalent method for appraising 

viable corridors.  

 

The ATF method separates the corridor into segments based on the typical adjacent land use. Comparable 

data is collected and verified as similar as possible to the typical adjacent use within each segment of the 

corridor. The appropriate unit price (i.e. price per square foot, price per acre, etc.) is then computed based 

on the sale prices indicated for the adjacent lands. The comparable sales are then compared to the 

adjacent parcels with consideration given to differences including market conditions and location, and a 

per-unit value is concluded for each segment of the corridor. The total value of all segments after applying 

the appropriate unit price to each use category is the resulting ATF value. 

CORRIDOR FACTOR 

The corridor factor is derived from market data (ratio of the market value, or price of the corridor, to the 

ATF value) and is typically greater than 1.0. This concept is unique to valuation of transportation or utility 

corridor valuation. The corridor factor reflects the inherent physical and economic characteristics that are 

unique to the corridor and the fact that value can be generated when two or more parcels are assembled 

to provide greater utility. This factor reflects the alternative cost and time/risk of acquiring, clearing, and 

assembling individual parcels to create a corridor (i.e. purchase of the existing corridor might avoid costs 

necessary to create a new one, and would certainly avoid the time and unknowns with creation of a new 

corridor that may involve significant severance damages, eminent domain actions, above market prices 

required on “hold-out” property owners, in addition to the typical costs associated with acquisition of the 

real estate).  
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The primary argument in favor of applying this corridor factor is based around this concept of cost 

avoidance. The more urbanized areas involve higher densities of development and significantly higher 

assemblage costs, which would be reflected in a higher corridor factor (additional premium over the ATF 

value) for an existing corridor. The physical characteristics of the corridor, such as width, curvature, and 

grade/topography, impact the utility and demand of the corridor. These factors are all considered in 

determination of the appropriate corridor factor.   

 

There are cases whereby the corridor factor is less than 1.0, implying a discount off the ATF value. Such 

situations reflect a lack of demand for a particular corridor.  There are cases where corridors may have 

demand for alternative uses, such as recreation or land banking, and similar corridors may sell below the 

ATF value but far above the net liquidation value. 

 

This methodology is most common for similar corridors and is the most appropriate in providing an 

opinion of the market value of the Subject Property. The subject corridor was determined to have 

essentially seven different zones of value. These seven different zones of value were determined based 

the various land uses in the various corridor segments. Additionally, a corridor factor for each segment 

appraised was also determined based on an evaluation of the criteria noted above and as further detailed 

below.   

CORRIDOR VALUATION METHOD (SALES COMPARISON APPROACH) 

This valuation methodology establishes corridor value using sales and rental data of linear corridor 

properties. The valuation by this technique requires adequate sales data of similar properties and an 

appropriate unit price (price/SF or price/AC of corridor) that can be extracted from the data. The analysis 

requires adequate sales data comparable to the property appraised with similar location and physical 

attributes. The location is critical as corridors in more urbanized areas typically have significantly higher 

demand for transportation and utility use compared to corridors in agricultural areas, for example. 

 

Recent sales of large corridor sales are rare, and the likelihood of a corridor sale with substantially similar 

location and physical attributes is virtually non-existent. Most acquisitions of linear corridors 

(transportation and utility corridors) are acquired by public/quasi-public agencies under the threat of 

eminent domain law and are therefore not truly a market transaction that meets the applicable definition 

of market value for this assignment. This definition requires the parties to the transaction be typically 

motivated under no necessity to buy or sell.  Public agencies are not acting under typical motivation to 

purchase a property when it is necessary for an identified project that will benefit the greater public. The 

properties purchased under this scenario are not typically exposed to the market, and the sellers may not 

be typically motivated to sell at the time of the offer. Corridor purchases by private parties also take place, 

but typical motivation of the parties involved is again called into question. The buyer, say Exxon, requires 

the corridor and the purchase may involve more of a business motivation than a decision based solely on 

real estate value. 
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Sales of very similar corridors are virtually non-existent, and therefore application of the direct sales 

comparison approach involving other corridor sales to provide an indication of land unit value was 

considered but ultimately not employed in this assignment.  Note:  these types of transactions were used 

in the development of the corridor factor which will be discussed further below. 

VALUATION OF THE SUBJECT CORRIDOR  

The Subject Property has been divided into several segments based on the land uses surrounding the 

corridor. As a result, we have evaluated the zones of value on the appropriate unit of measure depending 

upon the applicable real estate market segment.  We will first present the comparables chosen for the 

individual segment followed by the resulting estimated conclusion of value on a per unit basis for that 

particular segment. The valuation of the differing zones of value will be conducted and specific value 

influences for each segment will be considered.   

VALUATION OF CORRIDOR- INDUSTRIAL ZONE (SEGMENT A) 

 

The comparable sales selected for this specific segment of the corridor are industrial land use properties, 

which were chosen given that the primary land use adjacent to this segment is Industrial. The typical lot 

sizes are shown in the table below. 

 

Segment  Land Use Median Size Average Size Typical Size 

A Industrial 5.66 6.7 6 

 

The previous chart shows the typical lot sizes of the properties adjacent to the industrial segment. Based 

upon average and median sizes of the adjacent properties we have selected comparable properties 

ranging from 1.00± acres to 12.1± acres in order to represent the typical or average size.  We have 

considered the specific value influences such as the average size of the adjacent properties and the 

location for each of these segments. A list of the comparable properties is located on the following page. 
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COMPARABLE LAND SALES SUMMARY TABLE AND MAP 

Sale # 

DC # 

Location 

APN(s) 

Seller 

Buyer 

Sale Date 

Doc # 
Sale Price Zoning 

Size Acres / 
SF 

Price /  
SF 

LS-1 

6829 

1471 S Main Street 
Willits, CA 

APN: 007-060-03, 006-230-26, 006-
240-12 

8 LANE HOLDINGS LLC, 

SALCOCAL HOLDINGS LLC, 

03/02/2022 

2022-02789 
$1,300,000 M-H 

10.48± 

456,509± 
$2.85 

LS-2 

6797 

6885 Old Highway 53 
Clearlake, CA 

APN: 010-043-40, -42, -48 

Burbank Housing Development 
Corporation 

City Of Clearlake 

09/23/2021 

2021.16052 
$1,000,000 C 

5.28± 

229,997± 
$4.35 

LS-3 

6060 

45500 Highway 101 
Laytonville, CA 

APN: 014-020-67 

Lorin Geoffrion & Martha Betz 

Merino's Properties, LLC 

4/12/2021 

2021.05616 

$550,000 C1 
3.00± 

130,680± 
$4.21 

LS-4 

6794 

23701 N HIGHWAY 101 
Willits, CA 

APN: 108-040-11 

Stone Living Trust 

Sanhedrin Timber Co LLC 

11/25/2020 

2020.16032 
$725,000 C1 

10.62± 

462,607± 
$1.57 

LS-5 

6795 

440 Ford Road 
Ukiah, CA 

APN: 170-200-06 

Thomas D C & B J Trust 

Merinos Properties LLC 

06/17/2020 

2020.6726 
$555,500 L2 

5.1± 

222,156± 
$2.50 

ATF 
Parcel 

 
Appraisal --- --- M-H 6.00± --- 
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DISCUSSION OF SALE COMPARABLES 

This analysis identifies the similarities and differences between the selected across-the-fence parcel and 

comparable properties.  The primary elements of comparison include property rights, financing terms, 

conditions of sale (motivation), market conditions (sale date), and physical characteristics (e.g., zoning, 

utilities, site improvements, location, access, etc.). 

 

Comparable Land Sale 1 

This is the  sale of a 3 parcel, 10.48-acre industrial 

property that sold for $1,300,000, or $2.85 per 

square foot on March 2, 2022.  The property is 

located on the north side of Baechtel Road in 

Willits, CA.  According to the listing agent, the 

buyer purchased the property for 

redevelopment purposes.  The buyer paid cash in 

this arms-length transaction.  According to the 

listing agent, this property is currently listed at 

$1,450,000, or $3.17 per square foot but have 

not received any offers yet. The zoning is M-H for 

industrial use, and the property has rough grade level topography with electricity, gas, and public water 

available at the street. The surrounding uses include industrial and various commercial uses, the Adventist 

Hospital, and various education facilities. All three parcels are adjacent, irregular in shape with access 

from Baechtel Road.  

 

The property is the most recent sale and best reflects current market conditions. Additionally, this 

comparable has the same zoning and location as the subject property.  However, this comparable is larger 

in size from the typical ATF parcel indicating a higher unit of value for the subject ATF parcel. Giving most 

weight to the inferior size; the across-the-fence parcel’s unit value will be above $2.85 per square foot. 
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Comparable Land Sale 2  

This is the sale of a 3 parcel, 5.28-acre commercial 

property that sold for $1,000,000, or $4.35 per square 

foot on September 23, 2021.  The property is located 

on the east side of Highway 53 in Clearlake, CA.  

According to the listing agent, the City of Clearlake 

purchased the property for redevelopment purposes.  

The buyer paid cash in this arms-length transaction.  

The zoning is C for commercial use, and the property 

has rough grade level topography with electricity, gas, 

and public water available at the street. The 

surrounding uses include commercial, the Adventist 

Hospital, and various education facilities. Parcels 010-043-42 & 010-043-48 are adjacent, rectangular in 

shape with access from Highway 53. Parcel 010-043-40 is separated from the other two parcels and has 

an irregular shape and access from Airport Road.  

 

The property is similar in size although slightly smaller. However, the sale involved a highly motivated 

buyer which indicates superior sale conditions. Further, the location of this comparable is considered to 

slightly superior. Giving most weight to the superior sale conditions; the across-the-fence parcel’s unit 

value will be below $4.35 per square foot. 

 

Comparable Land Sale 3 

This is the sale of a 3.00-acre commercial property located 

along the west side of Highway 101 in Laytonville. The site 

sits a few miles north of Central Laytonville. The site zoned 

C for commercial use and is generally level and finished 

grade. The site is lightly wooded and has no 

improvements. Electricity access is available at the street. 

The buyer plans to use the land for future development of 

a commercial use. Escrow closed on April 12, 2021, for 

$550,000 or $4.21 per square foot. 

 

This comparable is smaller in size from the typical ATF 

parcel indicating a lower unit of value for the subject ATF parcel. Overall, this sale is considered superior 

to the across-the-fence parcel and the across-the-fence parcel’s unit value will be below this indicator. 
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Comparable Land Sale 4 

This is the sale of a 10.62-acre commercial property 

that sold for $725,000, or $1.57 per square foot on 

November 25, 2020.  The property is located on the 

east side of North Main Street in Willits, CA.  According 

to the listing broker, there were no unusual sale 

conditions.  The buyer paid all cash in this arms-length 

transaction and plans to use the property for their 

timber company.  The zoning is C1, and the property 

has overall level topography with direct access to North 

Main Street. The property has historically been used for 

recreational use, and the associated improvements are 

greatly diminished and added no value towards the closing price. The buyer will need to complete site 

clearing in preparation for development. There is electricity and public water available at the road.  The 

property has a slightly irregular shape and is located adjacent to the old Northwestern Pacific Railroad 

line. 
 

This comparable is the closes to the subject property and has the most similar location. However, this 

comparable is much larger and would suggest a higher unit of value for the subjects ATF parcel.  Further, 

this sale sold during inferior market conditions. All factors considered; the across-the-fence parcel’s unit 

value will be above $1.57 per square foot. 

 

Comparable Land Sale 5 

This is the sale of a 5.1-acre industrial property 

that sold for $555,500, or $2.50 per square foot on 

June 17, 2020.  The property is located on the 

north side of Ford Road in Ukiah, CA.  According to 

the listing agent, the buyer owns the adjacent 

southern parcels and plans to hold on the property 

for future development.  The buyer used 

conventional financing in this arms-length 

transaction.  The zoning is L2, and the property has 

rough grade level topography with easement 

access to Ford Road along the three southern 

parcels. The surrounding uses include the adjacent railroad line to the east along with various industrial 

uses, and agricultural use to the west. There is electricity and public water available at the road.  The 

property has a general rectangular shape.  
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This comparable is similar in overall size. This sale also has a slightly superior location in Ukiah. However, 

the sale represents the oldest sale and it sold during inferior market conditions.  All factors considered; 

the across-the-fence parcel’s unit value will be above this indicator. 

LAND VALUE CONCLUSION 

Based on the previous discussion, the sale comparables indicate the subject bracketed value range is from 

$1.57 to $4.21 per square foot. See the array below. 

 

Comp No. 
Subject Value 

Less Than /  
Greater Than 

Sale Price / 
SF 

Sale 
Date 

Parcel Size 
(Acres) 

LS-2 < $4.35 9/21 5.28± 

LS-3 < $4.21 4/21 3.00+ 

Subject unit value ranges from $2.85 to $4.21 per square foot 

LS-1 > $2.85 3/22 10.48± 

LS-5 > $2.50 6/20 5.10± 

LS-4 > $1.57 11/20 10.62± 

 

In reconciling among the five sales used to conclude a value, the subjects ATF parcel is bracketed between 

Sale 1 and Sale 3 with a mid-point of the bracketed range at $3.53 per square foot. Sales 1 and 3 are the 

most similar in terms of overall location; however only Sale 1 is a recent sale and offers the most similar 

location. For this reason, we have placed more weight on Land Sale 1 and have conclude just above Land 

Sale 1. Based upon the proceeding discussion, the concluded across-the-fence parcel unit value is $2.95 

per square foot. 

 

According to Caltrans Guidelines, “Enhanced Corridor Value” is defined as, “A theory of substitution where 

the cost of acquiring, clearing, and assembling individual parcels to create a corridor has been proposed 

as a measure of value. Purchase of an existing corridor might avoid those costs necessary to create a new 

one. This is also sometimes presented as the aggregate Across the Fence Value of the right of way, 

multiplied by a factor of 1 to say, 3.0.”.  

 

Per the special assignment condition the client has instructed that this appraisal will be used at the Surface 

Transportation Board (STB) and that STB does not allow corridor value or corridor enhancement factors 

as part of a valuation. Therefore, no enhancement factor is applied. The resultant figure represents the 

corridor land value. This calculation is shown below. 

 

ATF Value / SF Corridor Factor Final Value / SF 

$2.95 -- $2.95 

  



Great Redwood Trail Agency 
13-Mile segment of a corridor of the former Northwestern Pacific Railroad 

Mile Post 139.5 to Mile Post 152.5 
Willits, California 

 

BRI 22-147  39 

VALUATION OF CORRIDOR- AGRICULTURAL ZONE (SEGMENT B) 

The comparable sales selected for this specific segment of the corridor are agricultural land use properties, 

which were chosen given that the primary land use adjacent to this segment is agricultural. The typical lot 

sizes are shown in the table below. 

 

Segment  Land Use Median Size Average Size Typical Size 

B Agricultural 37.17 57.87 50 

 

The previous chart shows the typical lot sizes of the properties adjacent to each of the agricultural 

segments. Based upon average and median sizes of the adjacent properties we have selected comparable 

properties ranging from 13.35± acres to 147.5± acres in order to represent the typical or average size.  We 

have considered the specific value influences such as the average size of the adjacent properties and the 

location for each of these segments. A list of the comparable properties are listed in the following table. 
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COMPARABLE LAND SALES SUMMARY TABLE AND MAP 

Sale # 

DC # 

Location 

APN(s) 

Seller 

Buyer 

Sale Date 

Doc # 
Sale Price Zoning 

Size Acres / 
SF 

Price /  
AC 

LS-1 

6813 

22360 Eastside Road 
Willits, CA 

APN: 103-250-15 

Bertolucci Joseph W 

Austin Lisa 

01/10/2022 

2022.497 
$600,000 AG-40 

47.71± 

2,121,808± 
$12,318 

LS-2 

6801 

13400 Eel River Road 
Potter Valley, CA 

APN: 173-160-22 

Redwood Business Park of 
Ukiah 

Akerstrom Berndt O & 
Shannon R 

11/09/2021 

2021.16721 
$600,000 AG-40 

51.47± 

2,242,033± 
$11,657 

LS-3 

6805 

2350 Highway 175 
Hopland, CA 

APN: 048-270-27 

Bray Family 2007 Trust 

Golden Eagle Mendo LLC 

10/06/2020 

2020.13294 
$500,000 AG-40 

32.3± 

1,406,988± 
$15,480 

LS-4 

6138 

1080 Hearst Willits Road 
Willits, CA 

APNs: 103-010-05, 103-030-05, -06 

THE FALCON GROUP 1962 LLC,  

Schreck, Thor 

11/7/2019 

2019-13815 
$690,000 AG-40 

59.00± 

2,570,040± 
$11,695 

ATF 
Parcel 

 
Appraisal --- --- AG-40 50± --- 
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DISCUSSION OF SALE COMPARABLES 

This analysis identifies the similarities and differences between the selected across-the-fence parcel and 

comparable properties.  The primary elements of comparison include property rights, financing terms, 

conditions of sale (motivation), market conditions (sale date), and physical characteristics (e.g., zoning, 

utilities, soil quality, site improvements, location, access, etc.). 
 

Comparable Land Sale 1 

This is the sale of a 48.71-acre agricultural 

property that sold for $600,000, or $12,318 per 

acre on January 10, 2022.  The property is located 

on the west side of Eastside Road in Willits, CA.  

According to the listing agent the buyer used cash 

in this arms-length transaction. However, the 

seller was foreclosing on the property, and was 

factored into the sale price. This property has 

historically been used for row crop and livestock. 

The zoning is Ag-40 for agricultural use, and the 

property has an irregular shape with level 

topography. There are a few improvements on the property but contributed very little towards the sale 

price. The property has electricity and a well. The surrounding uses are predominantly agricultural in 

nature with some rural resident uses.   
 

This comparable is the most recent sale and is located near the subject corridor segment; however, this 

property has inferior sales conditions since the property was in foreclosure.  However, this is more than 

offset given that this property included improvements which is slightly superior. All factors considered; 

the across-the-fence parcel’s unit value will be below this indicator. 
 

Comparable Land Sale 2 

This is the sale of a 51.47-acre agricultural 

property that sold for $600,000, or $11,657 per 

acre on November 9, 2021.  The property is 

located on the west side of Eel River Road in 

Potter Valley, CA.  According to the buyer they 

used conventional financing in this arms-length 

transaction and will continue to use the property 

for cattle grazing.  The zoning is Ag-40 for 

agricultural use, and the property has a 

rectangular shape with level topography. The 
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property has a single well and electricity available at the street. The surrounding uses are predominantly 

agricultural in nature with some rural resident uses.   
 

The comparable is very similar overall and is the second closest property to the subject. This property 

consists of grazing land and also as some low lying areas that pond and drain similar to the subject ATF 

parcels. All factors considered; the across-the-fence parcel’s unit value will be near indicator.  
 

Comparable Land Sale 3 

This is the sale of a 32.3-acre agricultural 

property that sold for $500,000, or $15,480 

per acre on October 6, 2020.  The property is 

located on the north side of Highway 174 in 

Hopland, California.  According to the listing 

agent the buyer used private finance in this 

arms-length transaction. However, the 

financing had no significant impact on the sale 

price. This property has historically been used 

for row crop land and the buyer plans to 

continue doing so. The zoning is Ag-40 for 

agricultural use, and the property has a rectangular shape with level topography. There are a few older 

improvements on the property, but did not factor into the sale price, according to the listing agent. The 

property has electricity, a single well and irrigation. The surrounding uses are predominantly agricultural 

in nature with some rural resident uses.   

 

This comparable is superior to the across-the-fence parcel in terms of location and soils quality. Furhet 

the smaller size of the comparable would suggest a lower unit of value for the subject ATF parcel.  While 

this sale sold during inferior market conditions, the superior attributes more than outweigh the market 

conditions at the time of sale.  All factors considered; the across-the-fence parcel’s unit value will be well 

below this indicator. 
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Comparable Land Sale 4 

This is the sale of a 3 parcel 59-acre 

agricultural property that sold for $690,000, 

or $11,695 per acre on November 7, 2019.  

The property is located on the north side of 

Hearst Road in Willits, CA.  According to the 

listing agent the buyer used conventional 

financing in this arms-length transaction.  The 

zoning is AG-40 for agricultural use, and the 

property has rough grade level topography 

with electricity and public water available at 

the street. The surrounding uses are 

predominantly agricultural in nature with some rural resident uses.  These three parcels provide easement 

assess to Hearst Road for the neighboring parcel to the north. Each three parcels are rectangular in shape.  

 

This comparable is located closest to the subject segment on the outskirts of Willits. This property is similar 

in overall size. This property has improvements which is superior to the subject property. However, this 

superior attribute is slightly offset given the inferior market conditions in which the property sold. All 

factors considered; the across-the-fence parcel’s unit value will be near this indicator. 

LAND VALUE CONCLUSION 

Based on the previous discussion, the sale comparables indicate the subject bracketed value range is from 

$11,657 to $15,480 per acre. See the array below. 

 

Comp No. 
Subject Value 

Less Than /  
Greater Than 

Sale Price / 
AC 

Sale 
Date 

Parcel Size 
(Acres) 

LS-3 < $15,480 10/20 32.3± 

LS-1 < $12,318 01/22 47.71± 

Subject unit value ranges from $11,695 to $12,318 per square acre 

LS-4 ≈ $11,695 11/19 59.0± 

LS-2 ≈ $11,657 11/21 51.47± 

 

In reconciling among the four sales used to conclude a value, we placed most weight on land sales 2 and 

4. Given its unique characteristics, no single land sale is a mirror image of the across-the-fence parcel. 

Land Sale 4 is the most similar in terms of location and characteristics and thus was given considerable 

weight. Overall a value between Sale 2 and Sale 4 is considered appropriate. Based upon the proceeding 

discussion, the concluded across-the-fence parcel unit value is $11,675 per acre. 
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Per the special assignment condition the client has instructed that this appraisal will be used at the Surface 

Transportation Board (STB) and that STB does not allow corridor value or corridor enhancement factors 

as part of a valuation. Therefore, no enhancement factor is applied. The resultant figure represents the 

corridor land value. This calculation is shown below. 

 

ATF Value / AC Corridor Factor Final Value / AC 

$11,675 -- $11,675 
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VALUATION OF CORRIDOR- RURAL RESIDENTIAL ZONE (SEGMENT C) 

 

The comparable sales selected for this specific segment of the corridor are rural residential land use 

properties, which were chosen given that the primary land use adjacent to this segment is agricultural. 

The typical lot sizes are shown in the table below. 

 

Segment  Land Use Median Size Average Size Typical Size 

C Rural Res 10.25 13.21 12 

 

The previous chart shows the typical lot sizes of the properties adjacent to each of the rural properties 

within segment C. Based upon average and median sizes of the adjacent properties we have selected 

comparable properties ranging from 5± acres to 21± acres in order to represent the typical or average 

size.  We have considered the specific value influences such as the average size of the adjacent properties 

and the location for each of these segments. A list of the comparable properties is located on the following 

page. 
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COMPARABLE LAND SALES SUMMARY TABLE AND MAP 

Sale # 

DC # 

Location 

APN(s) 

Seller 

Buyer 

Sale Date 

Doc # 
Sale Price Zoning 

Size Acres / 
SF 

Price /  
AC 

LS-1 

6815 

1001 E Hill Road 
Willits, CA 

APN: 103-150-12 

Bredehoft Revocable 
Trust 

Robert W McAsey and 
Tuesday M McAsey 2005 

Revocable Trust 

07/15/2022 

2022.8563 
$209,000 AG-40 

13.97± 

608,533± 
$14,960 

LS-2 

6817 

28500 Valley View Drive 
Willits, CA 

APN: 037-650-04 

Eimstad Wendy Mae & 
Murray Robert  

Lesley J Schwenger Trust 

03/08/2021  

2021.3582 
$292,500 UR-20 

21.37± 

930,877± 
$13,687 

LS-3 

6801 

6601 Third Gate Road 
Willits, CA 

APN: 037-590-05 

Morganti Marysusan 

Bohte Steven Mark 

01/06/2021 

2021.196 
$235,000 RL 

18.78± 

818,057± 
$12,513 

LS-4 

6087 

77214 Crawford Road 
Covelo, CA 

APN: 032-480-13-05 

Linda, J Marshall 

Emily Paola Escareno 
Arteaga 

11/12/2019 

2019-13908 
$215,000 RR-10 

5.00± 

217,800± 
$43,000 

ATF 
Parcel 

 
Appraisal --- --- 

UR20, UR-40, 

RR-10, RL 
12.00± --- 
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DISCUSSION OF SALE COMPARABLES 

This analysis identifies the similarities and differences between the selected across-the-fence parcel and 

comparable properties.  The primary elements of comparison include property rights, financing terms, 

conditions of sale (motivation), market conditions (sale date), and physical characteristics (e.g., zoning, 

utilities, soil quality, site improvements, location, access, etc.). 

 

Comparable Land Sale 1 

This is the sale of a 13.97-acre vacant rural 

residential property that sold for $209,000, or 

$14,960 per acre on July 15, 2022.  The property is 

located on the north side of East Hill Road in Willits, 

California.  According to the listing agent the buyer 

paid cash in this arms-length transaction. The zoning 

is AG-40 for agricultural and single family residential 

use, and the property has a rectangular shape with 

level topography. There are a few older 

improvements on the property, but they did not 

factor into the sale price. The property has electricity 

access at the street. The surrounding uses are predominantly range land in nature with some rural 

resident uses.   

 

This comparable is the most recent sale and therefore best reflects current market conditions. While this 

comparable is the closest in size to the subject this attribute is outweighed by the inferior location. All 

factors considered; the across-the-fence parcel’s unit value will be above this indicator. 

 

Comparable Land Sale 2 

This is the sale of a 21.37-acre vacant residential 

property that sold for $292, 500, or $13,687 per acre 

on March 8, 2021.  The property is located on the 

south side of Valley View Road in Willits, CA.  Access is 

available via Sherwood Road to the south towards 

Brooktrails. According to the listing agent the buyer 

paid cash in this arms-length transaction.  The zoning 

is UR-20 for residential use, and the property has a 

triangular shape, sloped topography, and dense 

forestry with cleared open space on the northern side 

of the property. The surrounding uses are 

predominantly rural residential use surrounded by open space and range land.   
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This comparable is similar to the subject property in terms of location and topography.  However, this 

comparable is significantly larger which indicate a lower site value for the subject ATF parcel. All factors 

considered; the across-the-fence parcel’s unit value will be below this indicator. 

 

Comparable Land Sale 3 

This the sale of an 18.78-acre vacant rural 

residential property that sold for $235,000, or 

$12,513 per acre on January 6, 2021.  The 

property is located on the south side of Third 

Gate Road in Willits, CA.  According to the 

listing agent the buyer used private financing in 

this arms-length transaction. The zoning is RL 

for range land and single family residential use, 

and the property has an irregular shape with 

downward sloped topography. The property 

has electricity access at the street. The 

surrounding uses are predominantly range land in nature with some rural resident uses.   
 

The comparable is the closest to the subject and is most similar in terms of location, topography, and 

access. This property is larger which indicates a lower per unit value. However, this attribute is outweighed 

by the inferior market conditions. All factors considered; the across-the-fence parcel’s unit value will be 

below this indicator. 

 

Comparable Land Sale 4 

This is the sale of 5 acres of rural residential 

land located at 77214 Crawford Road in 

Covelo. The parcel is in the northwest of 

town of the west side of the town and has 

average access to Covelo’s amenities. The 

parcel is typical of much of the rural 

residential land in town. The site does not 

have access to the sewer system, but water 

and electricity are available. There is a 

trailer located on the site as well as several 

other small improvements. The buyer 

plans to build a single-family residence at a later point. Escrow closed on November 12, 2019, for $215,000 

or $0.98 per square foot.  
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This comparable is the smaller in size which would indicate a higher site value for the subject.  Further, 

this property sold during inferior market conditions. All factors considered; the across-the-fence parcel’s 

unit value will be above this indicator. 

LAND VALUE CONCLUSION 

Based on the previous discussion, the sale comparables indicate the subject bracketed value range is from 

$209,000 to $292,500 per vacant lot. See the array below. 

 

Comp No. 
Subject Value 

Less Than /  
Greater Than 

Sale Price 
Sale 
Date 

Parcel Size 
(Acres) 

LS-2 < $292,500 03/21 21.37± 

LS-3 < $235,000 01/21 18.78± 

Subject unit value ranges from $215,000 to $235,000 per vacant lot 

LS-4 > $215,000 11/19 5.00± 

LS-1 > $209,000 07/22 13.97± 

 

In reconciling among the four sales the bracketed range is between Sale 3 and Sale 4 with a midpoint of 

the bracketed range at $225,000. Given its unique characteristics, no single land sale is a mirror image of 

the across-the-fence parcel. Land Sale 4, which sold for $215,000, is of interest given its size is less than 

12 acres. Considering the sized of the comparables the subject ATF parcel at 12 acres would tend toward 

the lower end of the bracketed range considering the overall sizes of the comparables. Based upon the 

proceeding discussion, the concluded across-the-fence parcel unit value is $220,000 per site, or $18,333 

per acre. 

 

Per the special assignment condition the client has instructed that this appraisal will be used at the Surface 

Transportation Board (STB) and that STB does not allow corridor value or corridor enhancement factors 

as part of a valuation. Therefore, no enhancement factor is applied. The resultant figure represents the 

corridor land value. This calculation is shown below. 

 

ATF Value / AC Corridor Factor Final Value / AC 

$18,333 -- $18,333 
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VALUATION OF CORRIDOR- RURAL RESIDENTIAL ZONE (SEGMENT D) 

 

The comparable sales selected for this specific segment of the corridor are rural residential land use 

properties, which were chosen given that the primary land use adjacent to this segment is agricultural. 

The typical lot sizes are shown in the table below. 

 

Segment  Land Use Median Size Average Size Typical Size 

D Rural Res 29.25 40.42 40 

 

The previous chart shows the typical lot sizes of the properties adjacent to each of the rural properties 

within segment D. Based upon average and median sizes of the adjacent properties we have selected 

comparable properties ranging from 1± acres to 300± acres in order to represent the typical or average 

size.  We have considered the specific value influences such as the average size of the adjacent properties 

and the location for each of these segments. A list of the comparable properties is located on the following 

table. 
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COMPARABLE LAND SALES SUMMARY TABLE AND MAP 

Sale # 

DC # 

Location 

APN(s) 

Seller 

Buyer 

Sale Date 

Doc # 
Sale Price Zoning 

Size Acres / 
SF 

Price /  
AC 

LS-1 

6821 

11830 Branscomb Road 
Branscomb, CA 

APN: 013-692-08 

ABSOLUTELY ORGANIC 
LLC,  

Daniel L Tucker 

06/02/2022 

2022-06931 
$300,000 RL 

40.00± 

1,742,400 ± 
$7,500 

LS-2 

6817 

28500 Valley View Drive 
Willits, CA 

APN: 037-650-04 

Eimstad Wendy Mae & 
Murray Robert  

Lesley J Schwenger Trust 

03/08/2021  

2021.3582 
$292,500 UR-20 

21.37± 

930,877± 
$13,687 

LS-3 

6820 

Four Mile Road 
Willits, CA 

APN: 036-200-23 

Helga And Martin Raab 
Living Trust 

Blower Shawn D 

02/02/2021 

2021.1537 
$400,000 UR-40 

40.00± 

1,742,400± 
$10,000 

LS-4 

6816 

30171 N Highway 101 
Willits, CA 

APNs: 037-050-14 

Swanson, Alan; Swanson, 
Janic 

Michael Garrity 

04/16/2019 

2019-04016 
$300,000 UR-40 

40.00± 

1,742,400± 
$7,500 

ATF 
Parcel 

 
Appraisal --- --- UR20, UR-40, RL 40.00± --- 
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DISCUSSION OF SALE COMPARABLES 

This analysis identifies the similarities and differences between the selected across-the-fence parcel and 

comparable properties.  The primary elements of comparison include property rights, financing terms, 

conditions of sale (motivation), market conditions (sale date), and physical characteristics (e.g., zoning, 

utilities, soil quality, site improvements, location, access, etc.). 

 

Comparable Land Sale 1 

This is the sale of a 40-acre vacant residential 

property that sold for $300,000, or $7,500 per acre 

on June 2, 2022.  The property is located north of 

Branscomb Road in Branscomb, CA. Access to the 

property is via gravel road to the south that connects 

to Branscomb Road.  According to listing agent the 

buyer paid cash in this arms-length transaction.  The 

zoning is RL for residential use, and the property has 

a square shape with sloped topography. The property 

has a single well and electricity available at the street. 

The property has a few older improvements but did 

not contribute to the closing price. The property has heavy forestry with one open space to build a single 

family residence. The surrounding uses are predominantly range land with some rural resident uses.   

 

This comparable is the most recent and best reflects current market conditions. Noteworthy similarities 

to the subject property include size, zoning, and topography. However, this comparable is the furthest 

from the subject property. All factors considered; the across-the-fence parcel’s site value will be near this 

indicator. 

 

Comparable Land Sale 2 

This is the sale of a 21.37-acre vacant residential 

property that sold for $292,500, or $13,687 per acre 

on March 8, 2021.  The property is located on the 

south side of Valley View Road in Willits, CA.  Access 

is available via Sherwood Road to the south towards 

Brooktrails. According to the listing agent the buyer 

paid cash in this arms-length transaction.  The zoning 

is UR-20 for residential use, and the property has a 

triangular shape, sloped topography, and dense 

forestry with cleared open space on the northern side 
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of the property. The surrounding uses are predominantly rural residential use surrounded by open space 

and range land.   

 

This comparable is similar to the subject property in terms of location and topography.  However, this 

comparable has inferior in size and access. All factors considered; the across-the-fence parcel’s unit value 

will be above this indicator. 
 

Comparable Land Sale 3 

This is the sale of a 40-acre vacant residential 

property that sold for $400,000, or $10,000 per 

acre on February 2, 2021.  The property is located 

on the south side of Four Mile Road in Willits, CA.  

Access is available via dirt road that connects to 

Four Mile Road and Highway 162 to the north. 

According to the listing agent the buyer used 

private financing in this arms-length transaction. 

However, the private financing did not factor into 

the sale price. The zoning is UR-40 for residential 

use, and the property has a square shape, sloped 

topography, and dense forestry with some open space on the southern side of the property. The 

surrounding uses are predominantly rural residential use surrounded by open space and range land.  It 

appears that the buyer may have been atypically motivated as he purchased the adjacent property two 

months after the close of this sale.   
 

This comparable is similar to the subject property in terms of location size, and topography.  However, it 

appears that there may have been some atypically motivation. All factors considered; the across-the-fence 

parcel’s unit value will be below this indicator. 

 

Comparable Land Sale 4 

This is the sale of a 40-acre vacant residential 

property that sold for $300,000, or $7,500 per acre 

on April 16, 2019.  The property is located on the east 

side of Shimmins Ridge Road in Willits, CA.  According 

to the listing agent the buyer used conventional 

financing in this arms-length transaction.  The zoning 

is UR-40 for residential use, and the property has a 

square shape, sloped topography with dense 

forestry. The surrounding uses are predominantly 

range land in nature with some rural resident uses.  
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Access to the property is available via dirt road that connects to Shimmins Ridge Road to the west which 

connects to Highway 101.  

 

This comparable is one of the closest to the subject property and shares other similar traits like size and 

topography. However, this comparable is the oldest sale and has inferior market conditions. All factors 

considered; the across-the-fence parcel’s unit value will be near or slightly above this indicator. 

LAND VALUE CONCLUSION 

Based on the previous discussion, the sale comparables indicate the subject bracketed value range is from 

$292,500 to $400,000 per site. See the array below. 

 

Comp No. 
Subject Value 

Less Than /  
Greater Than 

Sale Price / 
AC 

Sale 
Date 

Parcel Size 
(Acres) 

LS-3 < $400,000 02/21 40.0± 

Subject unit value ranges from $300,000 to $400,000 per site 

LS-1 ≈ $300,000 06/22 40.0± 

LS-4 ≈ $300,000 04/19 40.0± 

LS-2 > $292,500 3/21 21.37± 

 

In reconciling among the four sales used to conclude a value, we placed most weight on land sales 1 and 

4. However, it’s worth noting the narrow range of size within this market area, and that the vast majority 

of properties in the segment D market area are approximately 40 acres. Further, three of the four sales 

offer a very tight range near $300,000. Based upon the proceeding discussion, the concluded across-the-

fence parcel unit value is $300,000 per site or $7,500 per acre. 

 

Per the special assignment condition the client has instructed that this appraisal will be used at the Surface 

Transportation Board (STB) and that STB does not allow corridor value or corridor enhancement factors 

as part of a valuation. Therefore, no enhancement factor is applied. The resultant figure represents the 

corridor land value. This calculation is shown below. 

 

ATF Value / AC Corridor Factor Final Value / AC 

$7,500 -- $7,500 
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CONCLUSION OF MARKET VALUE (LAND ONLY) 
As a reminder, the various segments are shown on the map below.  This is followed by a tabular summary 

of the segment values and the Market Value Conclusion.     

 

 
 

 
 

The Sales Comparison Approach indicates a value of $6,725,419 or $6,725,000 (rounded), for the Subject 

Property’s approximately 13-mile corridor.  Expressed on a per mile basis, this equates to approximately 

$517,308 per mile.  

 

This concludes the report. 

 

Segment ATF - Land Use Total AC Value Per Acre Total Value

A Industiral 36.90 128,502$          4,741,724$    

B Agricultural 16.42 11,675$            191,704$        

C Rural Residential 49.06 18,333$            899,417$        

D Rural Residential 119.01 7,500$              892,575$        

Total 221.39 6,725,419$    

Rounded 6,725,000$    
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APPENDIX
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APPRAISER’S CERTIFICATION 

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

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

2. The analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are my personal, impartial, and unbiased and professional analyses, opinions and 

conclusions. 

3. 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. 

4. I have neither appraised nor provided any service pertaining to the subject property in the past 

three years. 

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

involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

7. 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.  

8. The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP). 

9. 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. 

10. The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

11. As of the date of this report, I have completed the continuing education program of the Appraisal 

Institute. 

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

13. I have not revealed the findings and results of this appraisal to anyone other than the proper 

officials of the client and I will not do so unless and until authorized by the client, or until I am 

required to do so by due process of law, or until I am released from this obligation by having 

publicly testified as to such findings. 
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14. Such appraisal has been made in conformity with the appropriate California laws, Title VI of the 

1964 Civil Rights Act, and regulations, policies, and procedures applicable to appraisal of right of 

way. 

15. To the best of my knowledge, no portion of the value of the property appraised consists of items 

which are non-compensable under the established laws of California. It is my understanding that 

federal funds may be involved in the project that pertains to the subject of this report.  

16. Rob Reid provided significant assistance in the preparation of this report including collection and 

analysis of the data, valuation analysis, and the reconciliation in this report under the direct 

supervision of the undersigned. 

17. My opinion of the total market value of the appraised property identified in this report was 

derived without collusion, coercion or direction as to value. 

 

 
 

 

David C. Houghton, MAI 

Certified General Real Estate Appraiser 

California Certificate No. AG039402 
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ASSESSMENT VALUATION REPORT OF THE NCRA RAILROAD  



Appendix A

Start 
Mile 
Post

Start 
Property 
Reference

End 
Property 
Reference

Right 
of Way 
Width

Length 
of this 
section

Total Square 
Feet this 
section County Map Page Ref File Station Special Notes

140.2 1 1 72 16,236            Mendocino 854-23-15B (1).tifMatch Mark 16+36.5
140.2 1 1 200 225.5 45,100            Mendocino 854-23-15B (1).tif

2 2 150 1400 390,000          Mendocino 854-23-15B (1).tif

140 854-23-15B (1).tif

City of Willits 
Easement 
.1033 acres

140 Mendocino 854-23-15B (1).tif

State of 
California 
Easement 1.01 
acres

141 3 3 100 2600 528,000          Mendocino 854-23-15B (1).tif
142 4 4 100 5280 120,000          Mendocino 854-23-15B (1).tif

100 1200 80,000            Mendocino 854-23-15B (1).tif
125 800 400,000          Mendocino 854-23-15B (1).tif

4 5 100 3200 30,000            Mendocino 854-23-15B (1).tif
143 4 5 160 300 320,000          Mendocino 854-23-15B (1).tif

6 6 100 2000 158,000          Mendocino 854-23-15B (1).tif
143.7 6 6 160 1580 160,000          Mendocino 854-23-15B (1).tifOutlet 197+34.4

7 8 100 1000 40,000            Mendocino 2 of 28 854-23-16A (1).tifMatch Mark 210
9 9 100 400 340,000          Mendocino 2 of 28 854-23-16A (1).tif

144 10 10 100 3400 150,000          Mendocino 2 of 28 854-23-16A (1).tif
11 11 150 1500 75,000            Mendocino 2 of 28 854-23-16A (1).tif
12 12 100 500 400,000          Mendocino 2 of 28 854-23-16A (1).tif

145 13 15 100 4000 140,000          Mendocino 2 of 28 854-23-16A (1).tif
16 17 200 1400 1,080,000      Mendocino 2 of 28 854-23-16A (1).tif

146 17 17 200 5400 160,000          Mendocino 2 of 28 854-23-16A (1).tif

17 17 Mendocino
Easement & 

Grant List

U.S. 
Government 
Grant 32.36 
Acres not 
included

147 17 17 200 800 100,000          Mendocino 2 of 28 854-23-16A (1).tif
19 19 100 500 50,000            Mendocino 2 of 28 854-23-16A (1).tif
20 20 150 500 270,000          Mendocino 2 of 28 854-23-16A (1).tif
20 20 125 1800 37,500            Mendocino 2 of 28 854-23-16A (1).tif
20 20 100 300 140,000          Mendocino 2 of 28 854-23-16A (1).tifMatch Mark 72.33

Right of Way Areas MP 140.2 (Sta 16+36.5.7), begin Val Map 854-23-15B (1) to 152.5 (Sta 660+50.0)

Assessment Valuation Report of the NCRA Railroad  
MP 140.2- MP 152.5 including the Willits yard area August 29, 2022 Draft
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148 21 21 100 1400 528,000          Mendocino 3 of 28 854-23-17A (1).tif
149 22 24 100 5280 90,000            Mendocino 3 of 28 854-23-17A (1).tif

24 24 100 900 50,000            Mendocino 3 of 28 854-23-17A (1).tif
24 24 130 500 260,000          Mendocino 3 of 28 854-23-17A (1).tif
25 27 100 2000 140,000          Mendocino 3 of 28 854-23-17A (1).tif
26 27 150 1400 90,000            Mendocino 3 of 28 854-23-17A (1).tif

150 26 27 100 600 50,000            Mendocino 3 of 28 854-23-17A (1).tifTunnel 12 879'
28 28 100 500 70,000            Mendocino 3 of 28 854-23-17A (1).tif
28 28 150 700 240,000          Mendocino 3 of 28 854-23-17A (1).tif
28 28 100 1600 30,000            Mendocino 3 of 28 854-23-17A (1).tif
28 28 120 300 120,000          Mendocino 3 of 28 854-23-17A (1).tif
28 28 100 1000 100,000          Mendocino 3 of 28 854-23-17A (1).tif
29 29 125 1000 25,000            Mendocino 3 of 28 854-23-17A (1).tif

151 29 29 100 200 200,000          Mendocino 3 of 28 854-23-17A (1).tif
30 30 100 2000 30,000            Mendocino 3 of 28 854-23-17A (1).tif
30 30 150 300 75,000            Mendocino 3 of 28 854-23-17A (1).tif
30 31 100 500 150,000          Mendocino 3 of 28 854-23-17A (1).tifMatch Mark 610
31 31 100 1500 100,000          Mendocino 4 of 28 854-23-18A (1).tif

151 854-23-18A (1).tif

State of 
California 
Easement .78 
acres

152 31 31 150 1000 60,000            Mendocino 4 of 28 854-23-18A (1).tif
31 31 125 400 237,500          Mendocino 4 of 28 854-23-18A (1).tif
31 32 175 1900 52,500            Mendocino 4 of 28 854-23-18A (1).tif

152 333                 854-23-18A (1).tif

J.A. Whittaker 
2,000 Sq ft 

between MP 
152 and MP 

155 =  2,000/6 
= 333.3 Sq ft. 
between MP 
152 and MP 

152.5

34 36 230 300 69,000            Mendocino 4 of 28 854-23-18A (1).tif
152.5 49 49 39,200            Mendocino 4 of 28 854-23-18A (1).tif

Total Square Feet 8,036,369      
Total Acres 184.49            

Longview 661 +56.0 End of this line 
segment
Small Parcel next to R of W
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Appendix A

BEG StationEnd Station Length Dist. Lt Dist. Rt Width Area Acre

544.6 1636.5 1091.9 75 75 150 163,785           3.760

Scaled from Parcel maps 207,800           4.770
Scaled from Parcel maps 106,000           2.433 parcel 503004located east of 503003
Scaled from Parcel maps 101,118           2.321 parcel 506002Adjacent High School 

Scaled from Parcel maps 112,203           2.576
Scaled from Parcel maps 85,637             1.966 parcel 506003Rt of track in school area
Scaled from Parcel maps 19,989             0.459 parcel 511014just north of creek on Lt.
Scaled from Parcel maps 4,759               0.109 parcel 511015just south of creek on Rt.

Scaled from Parcel maps 511,008           11.731

Scaled from Parcel maps 129,228           2.967 parcel 511016turn around  Y
Scaled from Parcel maps 24,570             0.564 parcel 505008 &505010Rt of track south of creek
Scaled from Parcel maps 82,230             1.888 parcel 512010 & 512008Rt of track south of creek
Scaled from Parcel maps 48,730             1.119 parcel 511017Rt of track south of creek
Scaled from Parcel maps 10,307             0.237 parcel 513006Rt of track south of creek

Total Acres of Yard 36.900

One Mile is 5280 feet
One Acre is 43,560 square feet
All track miles are measured to the nearest 10th of a mile unless noted

parcel 503003 Log operation using several acres

Val map shows 200' and parcel mapping 
indicates 150' used 150'

Notes

parcel 5070RW center track area from school to 
Commercial Street

parcel 511008 access to main street just north 
of Y

Yard Area north of Commercial Street to MP 140.2 (Sta 1636.5) 
North end of Yard defined as MP 140.2 at start of Val Map 854-23-15B (1)
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Great Redwood Trail Agency 
13-Mile segment of a corridor of the former Northwestern Pacific Railroad 

Mile Post 139.5 to Mile Post 152.5 
Willits, California 

 

BRI 22-147   

APPRAISERS’ QUALIFICATIONS 



professional 
qualifications

david houghton, MAI
Manager of Agency Appraisal

David Houghton is a Senior Appraiser with Bender Rosenthal (BRI). He
has been involved in real estate appraising since 2005 and is a Certifi ed
General Appraiser in the State of California. He has professional experience
appraising a wide range of property types, including industrial, offi  ce,
medical offi  ce, retail, multifamily, condemnation, right of way, residential
subdivisions, and various agricultural/rural residential property types.
Between 2007 and 2014 he worked exclusively on low income housing
appraisal assignments. While focused on that specialty, Dave gained
experience appraising aff ordable housing and conducting market studies
for Low Income Housing Tax Credit (LIHTC) developers. In 2014, David
began working with BRI and has since shifted his focus and expertise into
right of way appraisal assignments.

Geographically, Dave has appraised properties and completed market
studies throughout Southern and Northern California, Washington, Hawaii,
and Nevada, with the bulk of the experience in Southern and Northern
California.

Y E A R S  O F  E X P E R I E N C E
17 Years (with BRI since 2014)

E D U C AT I O N
BS, Science of Business 
Management
University of Phoenix
Phoenix, Arizona 

P R O F E S S I O N A L  R E G I S T R AT I O N S
California Certifi ed General 
Real Estate Appraiser
AG 39402

P r o f e s s i o n a l A f f i l i at i o n s
Northern California Chapter of 
Appraisal Institute

D e s i g n at i o n s
MAI, Appraisal Institute 

representative valuations include
Offi  ce – Existing and proposed offi  ce properties in Sacramento 
Region and Central Valley.

Retail – Existing and proposed retail properties in Northern and 
Southern California.

Industrial – Existing and proposed industrial properties in 
Sacramento Region and Central Valley.

Multi-family – Existing and proposed multi-family properties in 
Northern and Southern California, the state of Washington, New 
Mexico, Nevada and Hawaii.

Mixed Use – Existing and proposed mixed use properties in Northern 
and Southern California.

Subdivision – Proposed residential subdivisions in Sacramento 
Region and Central Valley.

Eminent Domain – Improved and unimproved properties involving 
full and partial takings for municipalities, quasi-public companies, 
and property owners.

Agricultural – Vineyards, dairies, orchards, fi eld/row crop land, and 
rural residential properties.

Land – Various types of land appraised such as commercial land, 
retail pad sites, residential land, transitional land, and agricultural/
rural residential land.

Multi-family Market Studies – Existing and proposed multi-family 
LIHTC/HUD/USDA properties in Northern and Southern California, 
the state of Washington, New Mexico, Nevada and Hawaii.

Headquarters: 2825 Wa   Avenue, Suite 200  |  Sacramento, CA 95821  |  916.978.4900
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RECORDING REQUESTED BY: 
North Coast Railroad Authority 

AND WHEN RECORDED MAIL TO: 
North Coast Railroad Authority 
4 West 2nd Street 
Eureka, CA 95501 
Attn: Edward M. McLaughlin 

MAIL TAX STATEMENTS TO: 
North Coast Railroad Authority 
4 West 2nd Street 
Eureka, CA 95501 
Attention: Edward M. McLaughlin 
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~ 

$20.00 
PAID 
pea 
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Exempt 

NCRR 

MAY 61996 
00007014 
Recorded at the reR~-e: IdifE D 
NORTH COAST RAILROAD AUTHORITY 
Book 2328 Page 251 
04/30/199& 08:50A 
Fee: $0.00 No of Pages:35 

OFFICIAL RECORDS 
MENDOCINO COUNTY CALIF 

MARSHA A. YOUNG, RECORDER 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

This instrument is exempt from 
Recording Fees (Govt. Code §27383) 
and from Documentary Transfer Tax 
(Rev. & Tax Code § 11922) 

GRANT DEED 
(Willits) Mendocino County, California 

For good and valuable consideration, the receipt and sufficiency of which are 
hereby acknowledged, Southern Pacific Transportation Company, a Delaware corporation and 
successor in interest by mesne Certificates of Merger with Northwestern Pacific Railroad 
Company, also known as Northwestern Pacific Railroad Co., a corporation, San Francisco and 
North Pacific Railway Company, a corporation and California Northwestern Railway Company, 
a corporation ("Grantor"), sells, transfers, grants and conveys to North Coast Railroad Authority, 
a local agency created by the California legislature, ("Grantee"), having its principal office at 4 
West 2nd Street, Eureka, CA 95501, (a) that portion of Grantor's Northwestern Pacific railroad 
line located in the County of Mendocino, State of California, more particularly described on 
Exhibit A attached hereto and by this reference made a part hereof (the "Land"); (b) all of 
Grantor's interest, if any, in the improvements on the Land ("Improvements"); (c) all fixtures, if 
any, that Grantor owns and uses in the operation and maintenance of the Land and the 
Improvements; and (d) all appurtenances to the foregoing property, including, without limitation, 
all strips, gaps and gores (the Land, the Improvements, such fixtures and such appurtenances 
being referred to herein collectively as the "Property"), subject to the Permitted Exceptions (as 
defined in the Amended and Restated Agreement of Purchase and Sale (Willits Segments) dated 
April II, 1996 between Grantor and Grantee (the "Purchase Agreement"». 
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Mineral Reservation 

Grantor excepts from the Property hereby conveyed and reserves unto itself and 
its successors and assigns all oil, gas, and other minerals of whatever kind or character whether 
now known or hereafter discovered, in and under the Property at a depth of five hundred (500) 
feet or more; provided that Seller shall not have a right of surface entry on or from the Pro perry 
or the right to remove or impair the lateral or subjacent support of the Property. 

Fiber Optics Easement Reservation 

Grantor excepts from the Property hereby conveyed and reserves unto itself and 
its successors and assigns a perpetual, nonexclusive easement (the "Fiber Optics Easement") as 
more particularly described in and subject to the terms of that certain Fiber Optics Easement 
Agreement of even date herewith between Grantor and Grantee, the provisions of which are 
incorporated herein by this reference, together with necessary rights of access in. on. over and 
across the Property. The location of the Fiber Optics Easement (the "Fiber Optics Easement 
Property") shall be determined as provided in the Fiber Optics Easement Agreement. Grantor 
and its lessees, sublessees, licensees, successors and assigns shall have the right in, on, under, 
over and across the Fiber Optics Easement Property to own, construct, reconstruct. maintain, 
repair, operate, use, relocate and/or remove existing and furure fiber optics communication 
systems, lines and facilities. 

Calpella Easement Reservation 

Grantor hereby excepts from the Property conveyed and reserves unto itself and 
its successors and assigns a nonexclusive easement (the "Calpella Access Easement") in, on. 
over, across, under and through the property described in Parcel 113 on Exhibit A attached hereto 
and being reserved therefrom for use as a roadway to allow vehicular and pedestrian ingress to 
and egress from the adjacent property described on Exhibit B attached hereto (the "Calpella 
Property") in connection with the remediation of the Calpella Property as provided in the 
Purchase Agreement. 

Grantor shall indemnify, defend and hold Grantee harmless from and against any 
and all demands, claims, causes of action or judgments, reasonable costs and expenses 
(including, without limitation, attorneys' fees and disbursements) incurred in connection with any 
injury to person, loss of life or damage to property arising out of Grantor's use of the Calpella 
Access Easement except to the extent caused by Grantee's negligence or willful misconduct. 

The Calpella Access Easement shall terminate upon completion of remediation of 
the Calpella Property and the closing of the purchase and sale of the fee interest in the Calpella 
Property, all as provided in the Purchase Agreement. 
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Lau~hljn Easement Reservation 

tor hereby excepts from the Property conveyed and reserves unto itself and 
;signs a nonexclusive easement (the "Laughlin Access Easement") in, on, 

nally appeared 
Isis of 
;trument and 

ru 
w 
ru 
Qj 

iIld through the property described in Parcel 101 on Exhibit A attached hereto 
therefrom for use as a roadway to allow vehicular and pedestrian ingress to 
adjacent property described on Exhibit C attached hereto (the "Laughlin 
ction with the remediation of the Laughlin Property as provided in the 
It. 

t by his 
;on acted, 

ru 
U1 
U1 

ltor shall indemnify, defend and hold Grantee harmless from and against any 
aims, causes of action or judgments, reasonable costs and expenses 
limitation, attorneys' fees and disbursements) incurred in connection with any 

ss of life or damage to property arising out of Grantor's use of the Laughlin 
xcept to the extent caused by Grantee's negligence or willful misconduct. 

Laughlin Access Easement shall terminate upon completion of remediation of 
,rty and the closing ofthe purchase and sale of the fee interest in the Laughl in 
,vided in the Purchase Agreement. 

s Grant Deed is given pursuant to the Purchase Agreement and the 
__ ,._ _ _ manties and other provisions thereof are incorporated herein by this reference 
and shall survive the recordation hereof. Except as expressly set forth in the Purchase 
Agreement, Grantor makes no warranties, promises, understandings or representations, express 
or implied, relating to the Property. 

IN WI1NESS WHEREOF, Grantor has set its hand and seal as of April~, 1996. 

ATIEST: 

_____ Secretary 

[SEAL] 

GRANTOR: 

SOUTHERN PACIFIC TRANSPORTATION 
COMPANY, a Delaware corporation 

BY~~Cb* 
Its: VICE PRESIDENT 
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STATE OF CALIFORNIA 

COUNTY OF &t" (izmc.i~<.O 

) 
) ss. 
) 

On this~day of ~ ,1996, the undersigned, a Notary Public, 
personally appeared !M~ \). ()1l~ersonallY known to me (or proved to me on the 
basis of satisfactory evidence) to be the persons whose names are subscribed to the within 
instrument and acknowledged to me that helshe-executed the same in his!he!' authorized capacity. 
and that by hislhel' signature on the instrument the person, or the entity upon behalf of which the 
person acted, executed the instrument. 

WITNESS my hand and official seal. 
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EXHIBIT A 
(Attached to and made a part of 

the Grant Deed 
from Southern Pacific Transportation Company 

to North Coast Railroad Authority) 

IRELAND 

[Please refer to the attached Legal Description 
consisting of24 pages) 

A-I 



All those parcels of land situate in the Coum:y of Mendocino, ' State of 
California, described as follows: 

PAACEL 1: (V-2-17 Portion ~'s ·349 &. 350 thru 353; V-2-1B #353) [59169-M-l] 

All th&t portion as described in the Deed to Cloverdale and Ukiah Railroad Company by 
Deed recorded August B, 1887 in Book 41 of Deeds at P&ge 145, Mendocino County 
Records. 

EXCEPTING THEREFROM any portion thereof which lies ~ithin the boundaries of Sonoma 
County as the same existed on the date of said conveyance. 

PAACEL 2: (V- 2 -lB #' s 354 thru 351i) [S9lC9 -M-4] 

All chat portion as described in the Deed to the Clcverdale and Ukiah Railroad Company 
recorded October 19, 1887 in Book 41 of Deeds at Page 527, Mendocino County Records. 

PARCEL 3: (V-2-1B #357 &. #359) [59lC9-M-2] 

A11 that poreion as desc=ibed in the Deed to Nor~hwestern Pacific Railroad Company, a 
California corporation, recorded June 2B, 1909 in Book B6 of Deeds at Page 562, 
Mendocino County Records, described as follows: 

A strip of land one hundred (100) feet wide, being :ifty (50) feet on each side of the 
center line of the railroad of said party of the second part as now constructed 
c~rough the East one-half (1/2) and Northwest quarter (1/4) of the Northwest quarter 
(1/4) of Section Fourteen (14), Township Twelve (12) North, Range Eleven (11) West, 

l"..c::unt Diablo Meridian. 

Also the following described tract: 

EEGINNING at a point on the Westerly line of said right of ~ay of Railroad Company, 
said point being south li4°45' West sixty-seven and forty-five hundredths (li7.45) feet 
from a point on the center line of railroad tract &t the Southerly end of the trestle 
07er Cummiskey Creek; said point on said center line being North 65° West seven 
hundred three and one tenth (703.1) feet from the quarter section corner between 
Section Fourteen (14) and twenty-three (23), Township Twelve (12) North, Range Eleven 
(11) West, Mount Diablo Meridian; running thence Sou~~ 64°45' West one hundred 
ninety-six and three-tenths (196.3) feet; thence South 23°20' East two hundred 
twenty-five and two-tenths (225.2» feet to a point on the Westerly line of the right 
cf way of railroad ccmpany; thence on said line North 16°55' East three hundred three 
&Cd six-tenths (303.6) feet to the place of beginning. 

?;.RCEL 4: (V-2-18 #358) [No Prior Report] 

A right of way twenty (20) feet in width to be used as a public wagon road from the 
railroad to the County Road, being more particularly described in the Deed to 
Northwestern Pacific Railroad Company, a California corporation, recorded June 28, 
1909 in Book 86 of Deeds at Page 562, Mendocino County Records. 
C::::NTINtlED 
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DESCRIPTION CONTINUED: 

PARCEL 5: (V-2-1B #364) (59169-M-3] 

All that portion as described in the Deed to the Northwestern Pacific Railroad 
Company, a corporation, recorded December 15, 1922 in BOOK 174 of Deeds at Page 
167, Mendocino County Records.' 

PARCEL 6: (V-2 - 1B #363; V-2-l.9 #'s 363 & 366) (59169-M-S] 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company by Deed recorded April 4, ISSB in BOOK 43 of Deeds at Page 373, 
Mendocino County Records . 

PARCEL 7: (V-2-l.9 #'s 367A & 36B) (No Prior Report] 

Parcel A: 
All that portion as described in the Deed to San Francisco and North Pacific 
Railway Company, a California corporation, recorded June 28, 1902 in BOOK BB of 
Deeds at Page 412, Mendocino County Records . 

Parcel B: 
An easement for access purposes 25 feet in width, as reserved in the Deed from 
Northwestern Pacific Railroad Company, a California corporation to Robert L. 
Bradford, recorded August 12, 19B5 in Book 151B of Official Records at Page 125, 
Mendocino County Records . . ' 
PARCEL B: (V-2-19 #364) (59l.69-M-6] 

All that portion as described in the Final Judgment of Condemnation in favor of 
Cloverdale and Ukiah Rail Road Company, recorded January 24, 18B8 in Book 42 of 
Deeds at Page 450, Mendocino County Records . 

PARCEL 9: (V-2-19 #365) (No Prior Report] 

All that portion as described in the Deed to The San Francisco and North Pacific 
Railway Company, a corporation, recorded September 7, 1891 in Book 55 of Deeds 
at Page 131, Mendocino County Records. 

PARCEL 10 : (V-2-19 #370) [No Prior Report] 

All that portion as described in the Deed to Northwestern Pacific Railroad 
Company, a corporation, recorded December 4, 1920 in Book 162 of Deeds at Page 
41B, Mendocino County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL ll.: (V-2-U #369; V-2-20 #369) [59169-M-7] 

All that portion as described in the Final Order of Condemnation in favor of the 
Cloverdale and Ukiah Railroad recorded December 22, 1887 in Book 42 of Deeds at 
Page 279, Mendocino County Records, 

PARCEL 12: (V-2-20 11370) [59169-M-8] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded April 4, 1888 in Book 43 of Deeds at Page 371, Mendocino County 
Records, 

PARCEL 13: (V-2-20 #371) [59169-M-9] 

All that portion as described in the deed to Cloverdale and Ukiah Rail Road 
Company by deed recorded August 8, 1887 in Book 41 of Deeds at Page 141, 
Mendocino County Records, 

PARCEL 14: (V-2-20 #372) [59169-M-l0] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company by deed recorded July 16, 1888 in Book 44 of Deeds at Page 308, 
Mendocino County Records, 

PARCEL';t.5: (V-2-20 II's 374) [59lb9-M-ll.] 

All that portion as described in the deed to the Cloverdale and Ukiah Rail Road 
Company by deed recorded October 8, 1888, in Book 45 of Deeds at Page 189, 
Mendocino County Records, described as follows: 

A way for the rail road of the said party of the second part and for its side 
tracks, turn tables, depots, water tanks and other appurtenances thereto 
belonging the following described tract of land situate lying and being in the 
County of Mendocino and State of California'more particularly described as 
follows to wit: 

A tract of land eighty (SO) feet in width being fifty (SO) feet on the Westerly 
side and thirty (30) feet on the Easterly side of the located center line of the 
Cloverdale and Ukiah Rail Road Company's projected Rail Road and of the length 
of said center line being described as follows: 

CONTINUED 
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DESCRIPTION CONTINUED: 

BEGINNING at the intersection of the said center line with the Northerly line of 
the County Road from Sanel to Hopland running thence by the true meridian 
(variation 16° East) North 17°43' West, three hundred and thirty five (335) 
feet, thence by a curve of 5° or 1146 feet radius to the right six hUndred (600) 
feet thence North 12°17' East eight hundred and fifty nine (859) feet thence by 
a curve of S° or 1146 feet radius to the left one hundred and twenty one (121) 
feet. 

EXCEPTING THEREFROM all that portion thereof as described in the Quitclaim Deed 
to the County of Mendocino recorded January 18, 1916 in Book 118 of Deeds at 
Page 339, Mendocino County Records. 

PARCEL 16: (V-2-20 #376) [59169M-130) 

All that portion as described in the Deed to Cloverdale and Okiah Railroad 
Company by Deed recorded October 8, 1888 in Book 45 of Deeds at Page 189, 
Mendocino County Records, described as follows: 

The following described tract of land beginning at a stake driven in the ground 
at a point from which the most Southwesterly corner of Thatcher's Barn bears 
North 87°43' East Two Hundred and twenty four and one half (224 1/2) feet 
distant running thence parallel to and distant One Hundred and twenty (120) feet 
from the said center line by a curve 1266 feet radius to the right Four Hundred 
and one (401) feet, thence North 12°17' East One Hundred and eighty seven (187) 
feet thence South 77°43' East Seventy (70) feet, thence South 12°17' West One 
Hundred and eighty seven (187) feet thence by a curve of 1196 feet radius to the 
left Four Hundred and Eight (408) feet thence North 73 0 26' West Seventy five and 
eight tenths (75 8/10) feet to the place of beginning . 

PARCEL 17: (V-2-20 #378) [Pordon 59169M-131) 

All that portion being the secondly described Parcel in the Deed to The San 
Francisco and North Pacific Railway Company, a corporation by Deed recorded July 
17, 1894 in Book 65 of Deeds at Page 78, Mendocino County Records. 

PARCEL 18: (V-2-20 #'s 379) [59169-M-12) 

All that portion as described in the deed to the Cloverdale and Okiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 137, Mendocino 
County Records. 

EXCEPTING THEREFROM all that portion thereof as conveyed in the Quit Claim Deed 
to the County of Mendocino by deed recorded January 18, 1916 in Book 118 of 
Deeds at Page 339, Mendocino County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 19: (V-2-20 #381) [59169-M-13) 

All that portion as described in the deed to Northwestern Pacific Ra~lroad 
Company, 1 California corporation by deed recorded October 6, 1916 in' Book 118 
of Deeds at Page 320, Mendocino County Records . 

PARCEL 20: (V-2-20 #382) (59169 -M-14) 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company by Deed recorded August 8, 1887 in Book 41 of Deeds at Page 139, 
Mendocino County Records_ 

EXCEPTING THEREFROM all that portion thereof as conveyed in the Quitclaim Deed 
to the County of Mendocino by deed recorded January 18, 1916 in Book 118 of 
Deeds at Page 339, Mendocino County Records. 

PARCEL 21: (V-2-20 #385) [S9169-M-1S) 

All that portion as described in the Deed to Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 144, Mendocino 
County Records. 

PARCEL 22 : (V-2-20 #386; V-2-21 #386) [59169-M-16) 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company recorded June 30, 1888 in Book 44 of Deeds at Page 252, Mendocino County 
Records. 

PARCSL 23: (V-2-20 #387) [59169M-132) 

All that portion as described in the Deed to Northwestern Pacific Railroad 
Company, a California corporation by Deed recorded April 6, 1920 in Book 159 of 
Deeds at Page 274, Mendocino County Records. 

PARCEL 24: (V-2-20 #388) [59169-M-18) 

All that portion as described in the Deed to Northwestern Pacific Railroad 
Company, a corporation, recorded April 9, 1926 in Book 12 of ' Official Records at 
Page 14, Mendocino County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 25: (V-2-20 #389) (59169M-133) 

All that portion as described in the Deed to Northwestern Pacific ~ilroad 
Company, a California corporation by Deed recorded November 19, 1926 in Book 14 
of Official Records 'at Page 385, Mendocino County Records. 

PARCEL 26: (V-2-20 #390) (59169-M-17) 

All that portion as described in the Deed to Northwestern Pacific Railroad 
Company, a corporation, by Deed recorded November 20, 1952 in Book 332 of 
Official Records at Page 93, Mendocino County Records. 

PARCEL 27: (V-2-21 #387) (59169-M-19) 

All that portion as described in the Deed to the Cloverdale and Ukiah Rail Road 
Company, recorded April 24, 1888 in Book 43 of Deeds at Page 461, Mendocino 
County Records. 

PARCEL 28: (V-2-21 #'s 391 r. 392) (59169-M-20) 

All that portion as described in the Deed to the San Francisco and North Pacific 
Railway Company, a corporation, recorded December 28, 1889 in Book 49 of Deeds 
at Page 558, Mendocino County Records. 

PARCEL ,'29: (V-2-21 #'s 388,389 r. 390) (59169-M-21) 

All that portion as described in the Final Decree of Condemnation in favor of 
The Cloverdale and Ukiah Railroad recorded December 8, 1887 in Book 42 of Deeds 
at Page 207, Mendocino County Records. 

PARCEL 30: (V-2-21 #393) (S9169-M-22) 

All that portion as described in the Final Decree of Condemnation in favor of 
The Cloverdale and Ukiah Railroad recorded ~anuary 24, 1888 in Book 42 of Deeds 
at Page 446, Mendocino County Records. 

PARCEL 31: (V-2-21 #394; V-2-22 #394) (S9169-M-23) 

All that portion as described in the deed to Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 142, Mendocino 
County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 32: (V-2-22 #395) (59169-M-24] 

All that portion as described in the deed to the San Francisco and North Pacific 
Railway Company, a corporation by deed recorded December 28, 1889 in Book 51 of 
Deeds at Page 1, Mendocino County Records. 

PARCEL 33: (V-2-22 #396) (59169-M-25) 

All that portion as described in the Final Decree of Condemnation in favor of 
The Cloverdale and Ukiah Rail Road Company, a corporation, recorded December 9, 
1887 in Book 42 of Deeds at Page 213, Mendocino County Records. 

PARCEL 34: (V-2-22 #'s 397 "398) (59169-M-26] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 136, Mendocino 
County Records. 

PARCEL 35: (V-2-22 #399) (59169-M-27) 

All that portion as conveyed to the San Francisco and North Pacific Railway 
Company, a corporation recorded June 19, 1902 in Book 88 of Deeds at Page 380, 
Mendocino County Records. 

PARCEL'36: (V-2-22 #401; V-2-23 #401) (59169-M-28) 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 134, Mendocino 
County Records. 

PARCEL 37: (V-2-23 #402) (59169-M-29] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded September 6, 1887 in Book 41 of Deeds at page 255, Mendocino 
County Records. 

PARCEL 38: (V-2-23 #403) (59169 -M-30] 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company by deed recorded August 8, 1887 in Book 41 of Deeds at Page 131, 
Mendocino County Records . 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 39: (V-2-23 #404) [59169-M-31) 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company recorded August 17, 1887 in Book 41 of Deeds at Page 185, Mendocino 
County Records. 

PARCEL 40: (V-2-23 #405) [59169M-32) 

All that portion as described in the deed to Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 130, Mendocino 
County Records . 

PARCEL 41: (V-2 -23 #406) [59169M-33) 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 125, Mendocino 
County Records. 

PARCEL 42: (V-2-22 #400) [59169-M-34) 

All that portion as described in the Deed to the San Francisco and North Pacific 
Railway Company recorded April 26, 1893 in Book 60 of Deeds at Page 154, 
Mendocino County Records. 

PARCEL .'.p: (V-2-23 #407) [59169M-35) 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 133, Mendocino 
County Records. 

PARCEL 44: (V-2-23 #409) [59169M-36) 

All that portion as described in the deed to Cloverdale and Ukiah Railroad 
Company recorded July 14, 1888, in Book 44 of Deeds at Page 311, Mendocino 
County Records and by the Quit Claim Deed to the Northwestern Pacific Railroad 
Company, a corporation recorded October 3, 1966 in Book 725 of Official Records 
at Page 710, Mendocino County Records. 

PARCEL 45: (V-2-23 #410) [59169M-37) 

All that portion as described in the deed to Wallace N. Dutton, et al, recorded 
August 8, 1887 in Book 41 of Deeds at Page 128, Mendocino County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 46: (V-2-23 #411) [59169M-38] 

All that portion as described in the deed to the Cloverdale and Uki~ Railroad 
Company recorded August 8, 1887 in Book 41 of Deeds at Page 127, Mendocino 
County Records. 

PARCEL 47: (V-2-23 #412) [59169-M-39] 

All that portion as described in the deed to Cloverdale and Ukiah Railroad 
Company by deed recorded December 30, 1887 in Book 42 of Deeds at Page 348, 
Mendocino County Records. 

PARCEL 48: (V-2-23 #' s 414 & 415) [59169-M-40] 

All that portion as described in the deed to Cloverdale and Ukiah Rail Road 
company by deed recorded APril 30, 1888 in Book 43 of Deeds at Page 494, 
Mendocino County Records. 

PARCEL 49: (V-2-23 #416) [59169-M-41] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded April 14, 1888, in Book 43 of Deeds at Page 418, Mendocino 
County Records. 

PARCEL·'50: (V-2-23 #417) [59169-M-42] 

All that portion as described in the deed to Northwestern Pacific Railroad 
Company, a California corporation recorded September 10, 1908 in Book 86 of 
Deeds at Page 488, Mendocino County Records. 

PARCEL 51: (V-2-23 #418) [59169-M-43] 

All that portion as conveyed to the Cloverdale and Ukiah Railroad Company by 
deed recorded APril 14, 1888 in Book 43 of Deeds at Page 417, Mendocino County 
Records. 

PARCEL 52: (V-2-23 #419; V-2 -24 #419) [59169-M-44] 

All that portion as described in the deed to the Cloverdale and Ukiah Railroad 
Company recorded APril 16, 1888 in Book 43 of Deeds at Page 422, Mendocino 
County Records. 

CONTINUED 

Page 9 of 2l 



-~SCRIPTION CONTINUED: 

PARCEL 53: (V-2-23 #420) [59169-M-45] 

All that portion as described in the deed to Northwestern Pacific Rai~road 
Company, a corporation recorded October 13, 1923 in Book 175 of Deeds'at Page 
358, Mendocino County Records. 

PARCEL 54: (V-2-24 #4n) [59169 -M-46] 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company by Deed recorded February 11, 1888 in Book 43 of Deeds at Page 35, 
Mendocino County Records. 

PARCEL 55: (V-2-24 #422) [59169-M-47] 

All that portion as described in the Deed to the Cloverdale and Ukiah Railroad 
Company by Deed recorded April 14, 1888 in Book 43 of Deeds at Page 420, 
Mendocino County Records. 

EXCEPTING THEREFROM that portion thereof described as follows: 

BEGINNING at the intersection of the Southerly line of Perkins Street, 50 feet 
wide, with the Southerly prolongation of the Easterly line of land described in 
Parcel 8 of deed recorded November 16, 1892, Deed Book 57, Page 58, Records of 
said County; thence Easterly along said Southerly line of Perkins Street, 362 
feet to. the Northeast corner of land described in said deed recorded in Deed 
Book 43, Page 420; thence Southerly, along the Easterly line of last said land, 
1089 feet to the southeast corner thereof; thence Westerly, along the Southerly 
line thereof, to a line distant 225 feet parallel with said Easterly line 
thereof; thence Northerly, along last said parallel line, 800 feet; thence 
Northwesterly, in a direct line, 280 feet to the Point of Beginning. 

PARCEL 56: (V-2-24 #' s 424 I< 425) [59169-M-48] 

All that portion as described in the Deed to the San Francisco and North Pacific 
Railway Co., a corporation by Deed recorded November 16, 1892 in Book 57 of 
Deeds at Page 580, Mendocino County Records, described as follows: 

Parcel A: 

Lot two (2) of perkins Addition to Ukiah City and being one hundred and thirty 
two (132) feet front on Perkins street and three hundred and nineteen (319) feet 
deep as shown by map of said perkins Addition to Ukiah City, now on records in 
the Recorder's Office of said County of Mendocino State of California. 

CONTINUED 
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DESCRIPTION CONTINUED: 

EXCEPTING THEREFROM that portion thereof lying Westerly of a line drawn 65 feet 
Westerly and parall:l with the Easterly line of said land described therein . 

Parcel B: 
. , 

All that certain lo~ of land commencing at iron stake driven at the intersection 
of the East line of Mason street with the North line of Norton street as such 
streets are laid out and designated upon Rice's survey and map of the town of 
Ukiah City and running thence South 85°22' West (with magnetic variation 17°30' 
East) 76 links thence South 3° West two and seventy three hundredths (2.73) 
chains to the South line of the land of J.A. Poage; thence North 85°22' East one 
and seventy one hundredths (1.71) chains thence Southerly parallel to and 
distant 30 feet Easterly from the located centerline of the railroad of the 
railroad of the San Francisco and North Pacific Railway Company eighteen and 
sixty four hundredths chains (18.64) to the Northerly lines of Perkins addition 
thence along said Northerly line of Perkins addition South 77°35' West three and 
fifty three hundredths (353) chains to the Easterly line of Mason street thence 
along the said Easterly line of Masons street North 3° West sixteen and twenty 
four hundredths (16.24) chains to the place of beginning. 

EXCEPTING THEREFROM that portion thereof lying Westerly of a line drawn 65 feet 
Westerly and parallel with the Easterly line of land described in deed to 
Northwestern Pacific Railroad Company, recorded December 5, 1924, in Deed Book 
179, p~ge 357, Records of said County. 

PARCEL 57: (V-2-24 #430) [59169 -M-49) 

All that portion as described in the Deed to the California and Northwestern 
Railway Company, a corporation, by Deed recorded September 7, 1900 in Book 78 of 
Deeds at Page 296, Mendocino County Records. 

PARCEL 58: (V-2-24 #431) [59169-M-50) 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, by Deed recorded March 14, 1901 in Book 78 of Deeds at 
page 510, Mendocino County Records. 

PARCEL 59: (V-2-24 #433) [59169-M-Sl) 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, by Deed recorded October 16, 1900 in Book 82 of Deeds at 
Page 117, Mendocino County Records. 
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DESCRIPTION CONTINUED: 

PARCEL 60: (V-2-24 #434) [59169-M-52) 

All chac porcion as described in che Deed co che California Northwestern Railway 
Company, a corporacion, by Deed recorded September 21, 1900 in Book 7B of Deeds 
at Page 311, Mendocino Councy Records. 

PARCEL 61: (V-2-24 #435) [59169-M-53) 

All thac portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September lB, 1900 in Book 7B of Deeds aC Page 
30B, Mendocino County Records. 

PARCEL 62: (V-2-24 #437) [59169-M-54) 

All chat portion as described in the Deed to che California Norchwestern Railway 
Company, a ·corporation, recorded November 2, 1900 in Book 78 of Deeds at Page 
366, Mendocino CounCy Records. 

PARCEL 63: (V-2-24 #43B) [59169-M-55) 

All chac portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded Occober 16, 1900 in Book B1 of Deeds aC Page 
542, Mendocino County Records. 

PARCEL·' 64 : (V-2-24 #' s 439 thru 441) [59169-M-56) 

All that portion as described in the Deed to the California Norchwestern Railway 
Company, a corporation, recorded October 16, 1900 in Book Bl of Deeds at Page 
536, Mendocino County Records. 

PARCEL 65: (V-2-24 #442) [59169-M-57) 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September 8, 1900 in Book 7B of Deeds at Page 
305, Mendocino County Records. 

PARCEL 66: (V-2-24 #443) [S9169-M-Sa) 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded October 16, 1900 in Book 81 of Deeds at Page 
540, Mendocino County Records. 
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~ESCRIPTION CONTINUED: 

PARCEL 67: (V-2-24 #445) (59169-M-591 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded October 19, 1900 in Book 78 of Deeds at Page 
351, Mendocino County Records. 

PARCEL 68: (V-2-24 #446) (s9169-H-601 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded October 10, 1901 in Book 84 of Deeds at Page 
550, Mendocino County Records. 

PARCEL 69: (V-2-24 #447) (s9169-M-611 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September 21, 1900 in Book 78 of Deeds at Page 
316, Mendocino County Records. 

PARCEL 70: (V-2-24 #448) (s9169-M-621 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded October 16, 1900 in Book 78 of Deeds at Page 
347, Mendocino County Records. 

PARCEL '·71: (V-2-24 #449) (s9169-M-631 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September 15, 1900 in Book 78 of Deeds at Page 
301, Mendocino County Records. 

PARCEL 72: (V-2-24 #450) (s9169-M-641 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September is, 1900 in Book 78 of Deeds at Page 
300, Mendocino County Records. 

PARCEL 73: (V-2-24 #452) (59169-M-651 

All that portion as described in the Deed to the California Northwestern Railway 
Company, a corporation, recorded September 20, 1900 in Book 78 of Deeds at Page 
313, Mendocino County Records. 
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DESCRIPTION CONTINUED: 

PARCEL 74: (V-2 -24 #453) [59l.69 -M-66) 

DELETED 

PARCEL 75: (V-2-24 #454) [59l.'69-M-67) 

All that portion as described in the deed to Northwestern Pacific Railroad 
Company, a California corporation, recorded December 5, l.924 in Book l.79 of 
Deeds at Page 357, Mendocino County Records. 

PARCEL 76: (V-2-24 #455) [59l.69-M-68) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded August 23, l.946 in Book 204 of Official Records 
at Page l.7, Mendocino County Records. 

PARCEL 77: (V-2-24 #456) [59l.69-M-69) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded August 23, 1946 in Book 204 of Official Records 
at Page l.6, Mendocino County Records. 

PARCEL 78: (V-2-24 #457) [59l.69 -M-70) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded August 23, l.946 in Book 204 of Official Records 
at Page l.4, Mendocino County Records. 

PARCEL 79: (V-2-24 #45B) [59l.69-M-71.) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded August 23, 1946 in Book 204 of Official Records 
at Page 18 Mendocino County Records. 

PARCEL 80: (V-2-24 #459) [59169 -M-72) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded August 26, 1946 in Book 204 of Official Records 
at Page 42, Mendocino County Records. 
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'ESCRIPTION CONTINUED: 

PARCEL 81: (V-2-24 #460) [59169-M-73] 

All that portion as described in the deed to The Northwestern Pacific' Railroad 
Company, a corporation, recorded October 3, 1947 in Book 226 of Official Records 
at Page 479, Mendocino County Records. 

PARCEL 82: (V-2-24 #427) [59169-M-74] 

All that portion as described in the Deed to the California Northwestern Pacific 
Railway Company, a corporation, by Deed recorded September 15, 1900 in Book 78 
of Deeds at Page 304, Mendocino County Records. 

PARCEL 83: (V-2-25 #454) [59169-M-75] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation recorded September 18, 1900 in Book 78 of Deeds at Page 
310, Mendocino County Records. 

PARCEL 84: IV-2 - 25 #455) [59169-M-76] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded September 17, 1900 in Book 78 of Deeds at Page 
306, Mendocino County Records. 

PARCEL '85 : (V-2-25 #453) [59169-M-77] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation recorded December 10, 1902 in Book 90 of Deeds at Page 
222, Mendocino County Records. 

PARCEL 86: (V-2-25 #'s 456, 462 " 467 thru 470) [59169-M-78] 

All that portion as described in the deed tq The California Northwestern Railway 
Company, a corporation, recorded October 24, 1900 in Book 78 of Deeds at Page 
359, Mendocino County Records. 

EXCEPTING THEREFROM that portion as described in the deed to Lindberg Lumber 
Company, a general partnership by Deed recorded August 5, 1983 in Book 1414 of 
Official Records at Page 89, Mendocino County Records. 
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'ESCRIPTION CONTINUED: 

PARCEL B7: (V-2-25 #457) (59H9-M-79] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded September 20, 1900 in Book 7B of Deeds at Page 
314, Mendocino County Records. 

PARCEL: BB: (V-2-25 #45B) (59169-M-BO] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded December 6, 1900 in Book 7B of Deeds at Page 
412, Mendocino County Records. 

PARCEL B9: (V-2-25 #459) (59169-M-B1] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded September 18, 1900 in Book 78 of Deeds at Page 
309, Mendocino County Records. 

PARCEL 90: (V-2-25 #460) (59169-M-82] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded September 27, 1900 in Book 78 of Deeds at Page 
320, Mendocino County Records. 

PARCEL'. 91 : (V-2-25 #461) (59169-M-83] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded October 24, 1900 in Book 78 of Deeds at Page 
358, Mendocino County Records. 

EXCEPTING THEREFROM that portion described in the deed to Lindberg Lumber 
Company recorded August 5, 1983 in Book 1414 of Official Records at Page 89, 
Mendocino County Records. 

PARCEL 92: (V-2-25 #463) (59169-M-84] 

All that portion as described in the deed on The California Northwestern Railway 
Company, a corporation, recorded November 7, 1900 in Book 78 of Deeds at Page 
373, Mendocino County Records. 
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DESCRIPTION CONTINUED: 

PARCEL 93: (V-2-25 #464) [59169-M-B5) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded October 10, 1900 in Book B1 of Deeds"at Page 
518, Mendocino County Records . 

PARCEL 94 : (V-2-25 #465) [59169-M-B6) 

All that portion as described in the Deed to The California Northwestern Railway 
Company, a corporation, recorded September 28, 1900 in Book 78 of Deeds at Page 
318, Mendocino County Records , 

PARCEL 95 : (V-2-25 #466) [59169-M-87) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded September 27, 1900 in Book 78 of Deeds at Page 
319, Mendocino County Records. 

PARCEL 96: (V-2-25 #472) [59169-M-89) 

DELETED 

PARCEL 97: (V-2-25 #473) [59169-M-90) 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded July 11, 1921 in Book 166 of Deeds at Page 34, 
Mendocino County Records. 

PARCEL 98: (V-2-25 #474) [59169-M-91] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded October 9, 1900 in Book 78 of Deeds at Page 
333, Mendocino County Records. 

PARCEL 99 : (V-2-25 #475) [59169-M-92] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded October 19, 1900 in Book 78 of Deeds at Page 
348, Mendocino County Records. 
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'ESCRIPTION CONTINUED: 

PARCEL 100: (V-2-25 #476) [5!116!1-M-n] 

All that portion as described in the deed to the California Northwestern Railway 
Company, a corporation, recorded November 16, 1900 in Book 78 of Deeds at Page 
3!14, Mendocino County Records. 

PARCEL 101: (V-2-25 #477) [59169-H-!14] 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded October 15, 1931 in Book 64 of Deeds at Page 
351, Mendocino County Records. 

RESERVING an easement, 20 feet wide, for road and utility purposes, over parcels 
86, 95 and 101 herein, the Westerly line thereof being coincident with the 
Westerly line of lands described in deed from F.O. Strong, recorded September 
27, 1990, in Deed Book 78, Page 319, Records of said County, and in deed from 
W.N. Fulwider, recorded October 15, 1931, in Book 64, Page 351, Official Records 
of said County, and in deed from E.J. LeBreton, recorded October 24, 1900, in 
Deed Book 78, Page 359, Records of said County, lying between the Northerly line 
of Moore Street in Calpella and the Northerly line of land described in said 
deed recorded in Book 64, Page 351, Official Records of said County. 

PARCEL 102: (V-2-26 #477) [59169-M-88) 

.' All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded November 7, 1900 in Book 78 of Deeds at Page 
374 Mendocino County Records. 

PARCEL 103: (V-2-26 #478) [59169-H-95) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded November 26, 1900 in Book 78 of Deeds at Page 
401, Mendocino County Records. 

PARCEL 104: (V-2-26 #479) [59169-Ml34] 

All that portion as described in the deed to The California Northwestern RAilway 
Company, a corporation, recorded January 28, 1901 in Book 78 of Deeds at Page 
462, Mendocino County Records. 

PARCEL 105: (V-2-26 #480) [59169-Ml35] 

DELETED 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 106: (V-2-26 #481) [591.69-M-96) 

All that portion as described in the deed to the California Northwes~~rn RAilway 
Company, a corporation, recorded October 8, 1900 in Book 78 of Deeds at Page 
341, Mendocino County Records. 

PARCEL 107: (V-2 -26 #(82) [59169 -M-97) 

An undivided three quarters (3/4) interest in and to all that portion as 
described in the deed to The California Northwestern Railway Company, a 
corporation, recorded October 30, 1900 in Book 78 of Deeds at Page 364, 
Mendocino County Records. 

PARCEL 108: (V-2-26 #484) [59169-M-98) 
. 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded November 3, 1900 in Book 78 of Deeds at Page 
368, Mendocino County Records. 

PARCEL 109: (V-2-26 #(86) [59169-M-99) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded November 3, 1900 in Book 78 of Deeds at Page 
378, M~ndocino County Records. 

PARCEL 110: (V-2-26 #488) [59169MlOO) 

All that portion as described in the deed to the California Northwestern Railway 
Company, a corporation, recorded February 27, 1906 in Book 102 of Deeds at Page 
387 Mendocino County Records. 

PARCEL 111: (V-2-26 #489) [59169MlOl) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded February 27, 1906 in Book 102 of Deeds at Page 
388 Mendocino County Records. 

PARCEL 112 : (V-2-26 #(91) [59169Ml02) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded December 31, 1900 in Book 78 of Deeds at Page 
441, Mendocino County Records. 
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'ESCRIPTION CONTINUED: 

PARCEL 113: (V-2-26 #'s 492 & ~93) [5H69Ml.03] 

All chac portion as described in the deed Co The California Norchwes~~rn Railway 
Company, a corporacion, recorded November 8, 1900 in Book 78 of Deeds at Page 
376, Mendocino Councy Records. 

RESERVING THEREFROM an easement, 20 feet wide, for road and utility purposes, 
che Southerly line Chereof described as follows: 

BEGINNING aC the interseccion of the Wescerly line of Laughlin Way (70 feet 
wide), with che Southerly line of land described in deed from E.G. Schmit to 
California Northwescern Railway Company, recorded November 8, 1900, in Deed Book 
78, Page 376, Records of said Councy; thence Norchwesterly, along said Southerly 
line, 200 feet. 

The Wescerly line of said strip of land Co be drawn at righc angles, 
Northeascerly, from said Southerly line; the Norcherly line Chereof to cerminace 
in said Wescerly line of Laughlin Way. 

PARCEL 114: (V-2-26 #494) {59169M-104] 

DELETED 

PARCEL.115: (V-2-26 #495; V-2-27 #495) (59169M-105) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded November 28, 1904 in Book 86 of Deeds at Page 
152, Mendocino County Records. 

PARCEL 116: (V-2-26 #496) (59169M-136) 

DELETED 

PARCEL 117: (V-2-27 #496; V-2-28 #'s 496, 500 & 502; V-2-29 #'s 502 thru 504) 
[59169Ml06] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded April 4, 1903 in Book 86 of Deeds at Page 80, 
Mendocino County Records. 

EXCEPTING THEREFROM all that portion thereof as described in the deed to General 
Development Company a California corporation recorded December 24, 1903 in Book 
94 of deeds at Page 251, Mendocino County Records. 
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OESCRIPTION CONTINUED: 

PARCEL 118: (V-2-27 #'s 497 .. 498) [59169Ml07) 

All that portion as described in the deed to The Northwestern Pacific,Railroad 
Company, a corporation, recorded December 22, 1964 in Book 678 of Official 
Records at Page 349, Mendocino County Records. 

PARCEL 119: (V-2-28 #501; V-2-29 #'s 501 .. 50S) (59169Ml08) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded June 17, 1901 in Book 78 of Deeds at Page 603, 
Mendocino County Records. 

PARCEL 120: (V-2-28 #499) [59169M-109) 

All that portion as described in the deed to Northwestern Pacific Railroad 
Company, a corporation, recorded July 11, 1921 in Book 166 of Deeds at Page 35, 
Mendocino County Records. 

PARCEL 121: (V-2-29 #'s 506 .. 513) (59169M-llO) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
189, Mendocino County Records. 

PARCEL' 122: (V-2-29 #' s 507 .. 511) (59169M-111) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
184, Mendocino County Records. 

PARCEL 123: (V-2 -29 #' s 508 thru 510) [59169M-1l2) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4,'1902 in Book 85 of Deeds at Page 
186, Mendocino County Records. 

PARCEL 124: (V-2-29 #512) [59169M-1l3) 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
185, Mendocino County Records. 
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'ESCRIPTION CO~INUED: 

PARCEL 125: (V-2-30 :t541) [59U9M-11.4] 

All that portion as described in the deed to Northwestern Pacific Railroad 
Company, a corporation, recorded August 2, 1955 in Book 405 of Official Records 
at Page 260, Mendocino County Records. 

PARCEL 126: (V-2-29 :t's 514 & 515; V-2-30 :tS1S) [59169Ml15] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
193, Mendocino County Records. 

PARCEL 127: (V-2 -30 :t's 516, 517 & 521) [59169MU6] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
187, Mendocino County Records. 

PARCEL 128: (V-2-30 #' s S18 "519) [59169Ml17] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
191, Mendocino County Records. 

PARCEL '129: (V-2-30 #523) [59169M1l8] 

All that portion as described in the deed to The California Northwestern Railway ' 
Company, a corporation, recorded January 23, 1902 in Book 85 of Deeds at Page 
232, Mendocino County Records. 

PARCEL 130: (V-Z-30 #' s 524 thru 526) [59169MU9] 

All that portion as described in the Final Decree of Condemnation to The 
California Northwestern Railway, a corporation, recorded December 21, 1901 in 
Book 82 of Deeds at Page 629, Mendocino County Records. 

PARCEL 131: (V-2-30 :t528) [59169M120] 

All that portion as described in the deed to The California Northwestern Railway 
Company, a corporation, recorded January 4, 1902 in Book 85 of Deeds at Page 
190, Mendocino County Records. 

CONTINUED 
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DESCRIPTION CONTINUED: 

PARCEL 132: (V-2-30 #'s 529 thru 531) (59169Ml21] 

All that portion as described in the deed to Northwestern paci~ic Railroad 
Company. a corporation. record~d May 2, 1910 in Book 11S of Deeds at'Page 45~ 
Mendocino County Records, described as follows: 

The ~ollowing parcel of land in the Town of Willits, County of Mendocino, State 
o~ California: 

BEGINNING at a point, North SS030' East, Twelve (12) feet from the Southeasterly 
corner o~ Block 3 as shown on the map of the Northwestern Addition to the Town 
of Willits: running thence North SS030' East One Hundred Twenty-~ive and 
two-tenths (125.2)' feet: thence South 0°09' West Seven hundred six and 
four-tenths (706.4) feet: thence North 19°16' East Fifty (50) feet: thence North 
6s021' East Thirty-four and nine tenths (34.9) feet: thence North 0°05' East 
Eight hundred sixty-~ive and two-tenths (S65.2) feet to the Northerly line of 
Commercial Street (as shown on said map), if extended; thence North S8°33' East 
Five and two-tenths (5.2) feet: thence North 0°05' East One thousand one hundred 
seven and six tenths (1.107.6) feet: thence North 69°55' West Three hundred 
twenty-four and five-tenths (324.5) feet: thence Westerly p&rallel to and 
distant Fifty (50) feet Northwesterly 'from the track of the Northwestern Pacific 
Railroad running to the roundhouse Three Hundred and twenty-three and 
nine-tenths (323.9) feet: thence South 64°51' West Five Hundred ninety-one and 
two-tenths (591.2) ,feet to the Easterly line of Main Street as shown on said map 
of the"No,rthwestern Addition to the Town of Willits: thence South 1.°30' East One 
hundred nine and two-tenths (100.2) ' ~eet: thence North 64°51' East Five hundred 
and thirty-two (532) feet: thence Easterly parallel to and distant Fifty (50) 
feet Southerly from the ' center line of the Northwestern Pacific Railroad Four 
hundred thirty-four and four-tenths (434.4) feet: thence South 1°30' East Nine 
hundred thirty-nine and seven-tenths (939.7) feet to the place of beginning. 

EXCEPTING THEREFROM all that portion thereof lying northerly of the northerly 
line of Commercial Street in the City (Town) of Willits as said line existed on 
the date of said conveyance. 

PARCEL 1.33: (V-2-30 #' s 532 thru 534) (59169Ml22] 

All that portion as described in the deed to The Northwestern Pacific Railroad 
Company, a corporation, recorded July 22, 1.912 in Book 131 of Deeds at Page 271, 
Mendq£in~ Coun~ecordJ;-,. , 

EXCEPTING THEREFROM all that portion thereof lying northerly of the northerly 
line of Commercial Street in the City (Town) of Willits as said line existed on 
the date of said conveyance. 

PARCEL 134: (V-2-30 #537; V-3-1 #1) (59169M-126] 

All that portion as described in the deed to Northwestern Pacific Railroad 
Company, a California corporation, recorded October 16, 1907 in Book 86 of Deeds 
at Page 305, Mendocino County Records. 

Page 23 of 24 



DESCRZPTION CONTINUED: 

PARCEL 135 : (V-3-1 #' s 2 & 4) [591Ei9H- .. 27] 

Parcels 1 and 2 as described in the deed to Northwes~ern Pacific Railroad 
company, a California corporation, recorded October l6, 1907 in BOOK 86 of Deeds 

-at Page 292, Hendoc~o County Records. 

PARCEL 136 : (V-3-1 #3) [59169H-128] 

All that oortion as described in the Deed to Northwestern Pacific Railroad 
Company, ~ California corporation, recorded August 3l, 1907 in Book 86 of Deeds 
at Page 258, Mendocino County Records. 

PARCEL 137= (V-3 -1 #5) [59169M-129) 

All that oorcicn as described in the deed to Northweste~ Pacific Railroad 
Company, ~ corporation, recorded August 31, 1907 in 300k 86 of Deeds at Page 
254, Mendocino County Records. 

::"XGPTING THEREFROM all that portion as des·=ibed in the deed to North"este~ 
Pac~=ic Acqui=ing Corpcra~ion, recordec November 5, :984 in 300k 1481 of 
Official Records at Page 186, Mendocino County Recor=s. 
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September 12, 2022 

American Rail Engineers 

300 E 39th Street 

Kansas City MO 54111 

Contact: Dave Anderson, (714) 943-4068 

Net Liquidation Value                                                
Willits MP 139.5 to Longvale MP 152.5 
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Introduction 
The net liquidation determination relied on field visits to get an overall assessment of the rail, other track 
materials (OTM’s), ties, ballast, as well as how salvage would be accomplished. Track charts were used to 
identify the various rail sizes on the property. The field assessment results are summarized below. 

Mainline & Yard Rail – Spot checks of rail size confirmed the rail to be primarily 112 lb in fair condition 
with few burn marks found. Overall rail was judged to be good for relay.  

Rail Anchors & Spikes – Rail anchors were placed on every third tie and in general the ties were spiked 
with two spikes per tie plate. Both the anchors and the spikes were determined to be categorized as 
scrap.  

Track Ballast – Ballast is largely river run and is very fouled. Existing ballast rock does not meet railroad 
ballast specifications. Therefore, no salvage value other than potential use on the site for fill. 

Track Ties – Ties are in very poor condition.  Based on field inspection counts it was determined to use 
15% for relay. 

Salvage & Delivery 
Labor and equipment costs were estimated considering that seven miles of the 13-mile track is covered 
with very heavy vegetation.  

Table 1 – Salvage and Delivery Cost Estimate 

1) Vegetation removal for access   $         138,500  
Days required                        10  

Chipper/day (including operator)/day                  3,000  

3-person Labor Crew/day                  2,850  

Security/day                  3,000  

Supervisor/day                  1,500  

Flagger/day                     500  

Mobilization               30,000  

2) Take up cost  $         208,500  
Days required                        13  

5-member Rail Gang/day                  5,500  

Work train/day                  5,000  

Security/day                  1,500  

Supervisor/day                  1,500  

Flagger/day                  1,000  

Mobilization               20,000  

3) Delivery  $         110,000  
Days required                        10  

Trucking/day                  2,500  

Disposal of ties               85,000  

Total =  $         457,000  
Cost /Mile =  $           35,000  
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Net Liquidation Value (NLV) 
The NLV shown below references scrap and wholesale relay steel prices per gross ton that were obtained 
from a scrap dealer as of August 31, 2022. The scrap prices per gross ton is $625.00 delivered. The 
wholesale relay steel price per stick is $975. These values where quoted by Omaha Track, Chicago, Illinois. 
The relay tie price on site is $15.00 per tie. As mentioned above the ballast has no value. The salvage 
value of the turnouts (including rail and OTM) did not cover the cost to remove and deliver.  

The following table summarizes the information used to calculate the NLV.  This is based on 18.27 miles 
of track – 13 miles of mainline, 0.49 miles in the Longvale Yard, and 4.78 miles in the Willits Yard. 

Table 2 – Net Liquidation Value as of 8/31/2022 

Item  Average Unit 
Weight 

Qty 
Pieces 

Qty wt. 
GT 

Scrap / GT 
Delivered 
$625.00 

Wholesale 
Relay / GT 

$975.00 

Net Liquidation 
Value 

Rail Size 109.14 4,946 3,132.57  $3,054,259 $3,054,259 
Joint Bars 85 4,946 187.67  $182,982 $182,982 
Tie Plates  14 110,220 688.87  $671,650 $671,650 
Anchors 1.1 73,480 36.08 $22,552  $22,552 
Spikes 0.833 220,439 81.98 $51,235  $51,235 
Ties (15% relay@$15/tie) n/a 8,266 n/a   $123,997  $123,997 
Substandard Ballast n/a  n/a  n/a     $0.00 
Turnouts w/rail and OTM n/a  n/a  n/a     $0.00 
Take up & Delivery  $35,000/mile       $(8,467) $(448,533) $(457,000) 
Totals    65,000 $3,585,000 $3,650,000 

NLV Total =  $3,650,000  

 
Contributing Authors 
 David Anderson, P.E. of American Rail Engineers Corporation (ARE) served as Project Manager and 

Senior Engineer in ARE's capacity as prime consultant for the project.  He is licensed as a Professional 
Engineer in California and has worked with the state agencies overseeing the NWP corridor for over 
20 years. Dave has prior experience working with the FRA on net liquidation values through RRIF loan 
processing.  

 Carl Belke, Principal Engineer for D&H Rail Consulting LLC has served in rail industry engineering and 
executive management roles for 49 years.  As a member of Genesee & Wyoming’s and the Livonia, 
Avon & Lakeville Railroad’s line acquisition teams, Carl has performed numerous line evaluations 
including NLV’s for contractions and expansions.  
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