FERTILIZER TERMINAL
LOGANSPORT, INDIANA
SEPTEMBER 30, 2018

AN APPRAISAL REPORT
ON THE MARKET VALUE
A FERTILIZER TERMINAL
AND RELATED ASSETS
LOCATED AT
LOGANSPORT, INDIANA
AS OF
SEPTEMBER 30, 2018
BY
DENNIS E. VOGAN
MID-STATES APPRAISAL SERVICES, INC.
11990 S. ARBOR VIEW LANE
OLATHE, KANSAS 66061-9663
FOR
THE FIRST NATIONAL BANK OF MONTEREY
6222 E MAIN STREET
MONTEREY, INDIANA

MID-STATES APPRAISAL
SERVICES, INC.
11990 S. ARBOR VIEW LANE
OLATHE, KANSAS 66061-9663
PHONE: 913-685-8731
FAX: 855-515-7233
EMAIL: dennis@midstatesappraisal.com

October 2, 2018
Benjamin Schaller
Commercial Lender
The First National Bank of Monterey
6000 E Main Street
Monterey, Indiana 46960
RE:

An Appraisal Report on the Fertilizer Terminal and Related Assets located at 2137
Stoney Pike Logansport, Indiana

Mr. Schaller:
At your request, I have performed an appraisal on the above referenced subject property and related
assets as outlined in the enclosed appraisal report dated September 30, 2018. The purpose of this
report is to estimate the Market Value of the subject property “as is”. The only intended users of
this report is The First National Bank of Monterey and The Community State Bank of Royal
Center, Indiana. The intended use is to assist in documenting the market value for a proposed sale
and other bank purposes. For special purpose properties of this type, it is my opinion a market sale
could include an exposure and marketing time period up to one year.
The value conclusion reached is subject to the assumptions and limiting conditions as set forth in
the accompanying report. Only the assets outlined herein are appraised. The property rights
appraised are the Leasehold Estate on leased land with Merchantable Title to all fixed assets, and
equipment appraised herein, free and clear of any liens. This appraiser has not considered any
possible noncompliance (if any) with the requirements of the Americans with Disabilities Act
(ADA). The appraisal assumes that there is no environmental contamination above any threshold
that would require any remediation. An appropriately qualified inspection company could conduct
an independent audit of any environmental concerns. This appraisal report has been prepared in
conformity with the current version of the Uniform Standards of Professional Appraisal Practice
(USPAP), FIRREA and your guidelines.
FIRREA and the Uniform Standards of Professional Appraisal Practice standards require the
appraiser to identify and separately value any personal property, trade fixtures, or intangible items
that are not real property but are included in the appraisal. The machinery and equipment included
in the subject property (fixtures) is an integral part of the property. It cannot be readily removed
without eliminating the operating capability of the subject. However, a separate value is estimated
for the attached machinery and equipment. There is no rolling and portable equipment included in
this appraisal assignment. The contribution of the attached machinery and equipment is in page 43
of this report.

Continued:

October 2, 2018

Based upon my investigation and analysis of the data gathered. I have formed the opinion that the
Market Value of the subject property’s leasehold estate which includes leased land, buildings,
improvements, machinery and equipment “as is” free and clear of any liens, as outlined in the
enclosed report, as of September 30, 2018 was a total of One Million Nine Hundred Fifty-Five
Thousand Dollars ($1,955,000).
Sincerely,

Dennis E. Vogan, IFAS, CBA, CVA

Certified General Appraiser
State of Kansas
License No. G-210
State of Indiana
Temporary Permit No. TP21800729

MID-STATES APPRAISAL SERVICES, INC.

LOGANSPORT, INDIANA

FERTILIZER TERMINAL

EXECUTIVE SUMMARY
Property type:

A dry and liquid fertilizer terminal located on long
term leased land with access to the WSRY Railroad

Location:

2137 Stoney Pike Logansport, Indiana 46947

Date of value estimate:

September 30, 2018

Date of report:

October 2, 2018

Property rights appraised:

A Leasehold Estate on leased land with
Merchantable Title to all fixed assets, machinery and
equipment.

Site:

10.0 acres, more or less, of leased land

Zoning:

AB- Agricultural Business assumed to be
Conforming

Improvement:

The fertilizer terminal with an estimated storage
capacity of 24,000 tons of dry storage capacity and
5,500 tons of fluid capacity, with 10 car siding
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EXECUTIVE SUMMARY
Value Indication By:

LEASEHOLD ESTATE “AS IS”

Cost Approach:

$ 1,955,000

Income Capitalization Approach:

$ 1,910,000

Sales Comparison Approach:

$ 1,955,000

Market Value Estimate (Total):

$ 1,955,000

Contribution of Personal Property
(Rolling and portable equipment):

None Included

Estimated Contribution of the
Business Value (page 91):
Estimated Contribution of the Leasehold
Estate “as is” which includes
Lease Land, Buildings, Improvements
Machinery and equipment:

-0-

$ 1,955,000
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CERTIFICATION OF THE APPRAISER
AND
LIMITING CONDITIONS
October 2, 2018
I certify that to the best of my knowledge and belief, the statements of facts contained in this
appraisal report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, impartial and unbiased professional analyses, opinions
and conclusions.
I have no present or prospective interest in the property that is the subject of this report, and I have
no personal interest or bias with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report or to the parties involved
with this assignment. My engagement in this assignment was not contingent upon developing or
reporting predetermined results
The compensation payable to Dennis E. Vogan of Mid-States Appraisal Services, Inc. is not
contingent upon the reporting of a predetermined value or direction in value that favors the cause
of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence
of a subsequent event directly related to the intended use of this appraisal.
A personal inspection of the subject property was made on September 4, 2018. I have not
performed a previous appraisal assignment on the subject property within the last three years. I
have not performed an appraisal review involving the subject property in the last three years. I
have not performed an appraisal consulting assignment involving the subject property within the
three years prior to this assignment. No one has provided significant professional assistance to the
person signing this report.
The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute. The use of this report is subject to the requirements
of the Appraisal Institute and other organizations relating to review by its duly authorized
representatives. As of the date of this report, I have completed the Standards and Ethics Education
Requirement of the Appraisal Institute for Associate Members.
It is assumed that all parcels of land associated with this appraisal are owned or leased as outlined
in the enclosed report, and that all structures are properly located on said lots. Also, it is assumed
that all applicable zoning and use regulations and restrictions have been complied with, unless
nonconformity has been stated, defined, and considered in the appraisal report.

MID-STATES APPRAISAL SERVICES, INC.
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CERTIFICATION OF THE APPRAISER
AND
LIMITING CONDITIONS
(Continued)
October 2, 2018
The appraiser, by reason of this appraisal, is not required to give further consultation, testimony
or be in attendance in court or any governmental hearing, with reference to the subject property,
unless arrangements have been previously made. No responsibility is assumed for the legal
description, or for matters including legal or title considerations. Title to the property is assumed
to be good and marketable unless otherwise stated. The property is appraised free and clear of any
or all liens or encumbrances unless otherwise stated.
The owner nor the bank (lender) of the property has not advised this appraiser of any significant
environmental concerns. This appraisal assumes that there are no hidden or unapparent conditions
including any environmental contamination of the property, subsoil, structures, or production
equipment and machinery that would render it more or less valuable. The Appraiser is not trained
as an environmental inspector and assumes no responsibility for such conditions, or for
engineering which might be required to discover such factors. An appropriately qualified
inspection company could conduct an independent audit of any environmental concerns. If the
property were contaminated, the reported conclusion would require an adjustment to consider the
effects of the change.
It is assumed that there is full compliance with all applicable federal, state and local environmental
regulations and laws unless noncompliance is stated, defined, and considered in the appraisal
report. Possession of this report, or a copy thereof, does not carry with it the right of publication.
It may not be used for any purpose by any person other than the party to whom it is addressed
without the written consent of the appraiser, and in any event, only in its entirety. No analysis
regarding any possible noncompliance with the Americans with Disabilities Act (ADA) has been
considered by this appraiser.
The subject property in total has sold within the last three years. There have been additions and
deletions in the normal course of business. See ownership section for additional discussion.
Acreages on land are based on the best available information from surveys or county assessor
records. The appraiser is not responsible for unauthorized use of this report. All construction is
assumed to be completed as of the effective date of this appraisal.
MID-STATES APPRAISAL SERVICES, INC.

Certified General Appraiser
State of Kansas
License No. G-210
State of Indiana
Temporary Permit No. TP21800729

Dennis E. Vogan, IFAS, CBA, CVA

MID-STATES APPRAISAL SERVICES, INC.
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APPRAISER QUALIFICATIONS
OF

DENNIS E. VOGAN, IFAS, CBA, CVA
OLATHE, KANSAS
Business Affiliation:
President and Owner, MID-STATES APPRAISAL SERVICES, INC.
Professional Affiliations:
American Society of Appraisers
National Association of Certified Valuators and Analysts
Kansas City Chapter of the Appraisal Institute
Kansas Grain and Feed Dealers Association
Kansas Society of Farm Managers and Rural Appraisers
Professional Licenses:
Certified General Appraiser in the States of:
Kansas (License No. G-210)
Iowa (License No. CG01995)
Nebraska (License No. CG960109R)
Licensed Real Estate Broker, State of Kansas

Missouri (License No. RA002435)
Texas (License No. TX1337171G)
Louisiana (License N. G3845)
Indiana (Temp Permit No. TP21800729)

Education:
B.S. Business and Economics (1973), Marymount College, Salina, Kansas
Professional Designations:
IFAS (Senior Member #24500) American Society Appraisers
CBA (Certified Business Appraiser #26450) National Association of Certified Valuators
and Analysts
CVA (Certified Valuation Analyst #26450) National Association of Certified Valuators
and Analysts
Appraisal Experience:
Have appraised over 2,010 agribusiness, commercial and industrial properties, facilities, and/or
businesses for clients in 35 states including Alabama, Arkansas, California, Colorado, Florida,
Georgia, Idaho, Illinois, Indiana, Iowa, Kansas, Kentucky, Louisiana, Massachusetts, Michigan,
Minnesota, Mississippi, Missouri, Montana, Nebraska, North Carolina, New York, North Dakota,
Ohio, Oklahoma, Oregon, Pennsylvania, South Dakota, Tennessee, Texas, Utah, Virginia,
Washington, Wisconsin and Wyoming. Also, agribusiness properties in Canada and Mexico.
These appraisals have included grain elevators, feed mills, pet food processing, other food
processing, flour mills, dry edible bean plants, popcorn processing plants, soybean processors,
wholesale and retail fertilizer plants. Appraisal assignments have also included machinery,
equipment, rolling and portable equipment.
Experience:
April 1983 to Present - Employed by MID-STATES APPRAISAL SERVICES, INC.,
President and owner. Specializing in commercial/industrial appraisals and consulting services.
September 1980 to April 1983 - Employed by Evco, Inc., in appraisal and sale of commercial
real estate. Specializing in agribusiness, also, the designated broker of the company.
January 1975 to September 1980 - Employed by Evco Distributing, Inc., and Evco National,
Inc., in the sale and financing of fertilizer and grain related equipment for 11 Midwest states.
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APPRAISER QUALIFICATIONS OF DENNIS E. VOGAN - continued
Teaching Experience:
Developer and Instructor of The Grain Elevator Workshop prepared for the Kansas
Department of Revenue. (1996)
Developer and Instructor of The Grain Elevator Appraiser’s Guide for the Kansas County
Appraisers Association. (1999)
Developer and Instructor of The Grain Elevator Appraiser’s Guide for the North Central
Regional Association of Assessing Officers (NCRAAO) conference, Wichita, Kansas (June
2002)
Continuing Education:
Successfully completed courses offered by:
The Appraisal Institute or the American Institute of Real Estate Appraisers.
Basic Valuation Procedures (Course 1A-2)
Real Estate Appraisal Principles (Course 1A-1)
Standards of Professional Practice (Course 2-3)
Capitalization Theory and Techniques, Part A (Course 1B-A)
Capitalization Theory and Techniques, Part B (Course 1B-B)
Case Studies in Real Estate Valuation (Course 2-1)
Non-Residential Demonstration Report Writing Seminar
Report Writing and Valuation Analysis (Course 2-2)
Standards of Professional Practice Parts A and B (Courses 410 and 420)
Standards of Professional Practice Part C (Course 430)
Effective Appraisal Writing
Business Practice and Ethics
Other Courses:
Americans with Disabilities Act Seminar
Continuing Education Completed for the current License Year
Court Experience:
Testified as an expert appraisal witness before:
Kansas State Board of Tax Appeals (Eleven Times)
U.S. Federal Bankruptcy Court, Western District of Arkansas, Fort Smith Division.
(Twice)
Probate Court in Rock County, Nebraska
Court appointed Appraiser's Sessions in the Condemnation of Land and Buildings in the
City of Manhattan, Kansas (Three Times)
U.S. District Court, Western District of Arkansas, Fort Smith Division
The Riley County District Court, Division III, Manhattan, Kansas
The Renville County District Court at Olivia, Minnesota
U.S. Bankruptcy Court for the District of Nebraska
U.S. Bankruptcy Court for the District of Kansas
Michigan State Tax Tribunal
The Shawnee County District Court, Topeka, Kansas
Ohio State Board of Tax Appeals (Three Times)
Franklin County Board of Review, Columbus, Ohio (Twice)
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APPRAISER QUALIFICATIONS OF DENNIS E. VOGAN - continued
Court Experience - continued:
Court appointed Appraiser in The District Court of Saline County, Kansas (Twice)
The Larimer County District Court at Ft. Collins, Colorado
The Pottawattamie County Board of Review at Council Bluffs, Iowa
Fremont County Board of Review at Sidney, Iowa
The District Court of Holt County, Nebraska
The Missouri Tax Commission (Twice)
The District Court of Montgomery County, Iowa
Iowa Property Assessment Appeal Board (2017)
Circuit Court of Fond Du Lac County, Wisconsin (2018)
Arbitration hearing on grain elevator dispute, Lancaster County, Nebraska
Appraiser/Arbitrator in a binding arbitration settlement of a large loss on a fertilizer
manufacturing and warehouse facility in Ohio
Internet Web Site:
www.midstatesappraisal.com
Company Contact:
Dennis E. Vogan, President
Mid-States Appraisal Services, Inc.
11990 S. Arbor View Lane
Olathe, Kansas 66061-9663
Phone: 913-685-8731
Fax: 855-515-7233
Email: dennis@midstatesappraisal.com
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LOCATION MAPS
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LOCATION MAPS
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DEFINITION OF MARKET VALUE1
Market value is the most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently
and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of good title from
seller to buyer under conditions whereby:
1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised, and acting in what they consider their
own best interests;
3. A reasonable period of time is allowed for exposure in the open market;
4. Payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and
5. The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted to anyone associated with the
sale.

DEFINITION OF BUSINESS ENTERPRISE2
A commercial, industrial or service organization pursuing an economic activity. This also includes
the "Going Concern Value", which is the value of an enterprise, or an interest therein as a going
concern.

FEDERALLY RELATED TRANSACTIONS
A federally related transaction is any real estate related financial transaction which a federal
financial institution's regulatory agency engages in, contracts for, or regulates and which requires
the services of a real estate appraiser or state certified real estate appraiser. "Federal financial
institution's regulatory agency" includes the Federal Reserve Board; Federal Deposit Insurance
Corporation; Office of the Comptroller of the Currency; Office of Thrift Supervision; Federal
Home Loan Bank System; National Credit Union Administration and the Resolution Trust
Corporation.
Typical reasons for appraisals that are NOT federally related transactions include: estate, divorce,
insurance, condemnation proceedings and market value estimates for internal company or
marketing purposes.

1

Definition from the Uniform Standards of Professional Appraisal Practice and the Federal Deposit Insurance
Corporation (FDIC) Regulations 12 CFR, -323.2 (g)
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ADDITIONAL DEFINITIONS
Extraordinary Assumption: An assumption, directly related to a specific assignment, as of the
effective date of the assignment results, which, if found to be false, could alter the appraiser’s
opinions or conclusions.
Comment: Extraordinary assumptions presume as fact otherwise uncertain information
about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis.
Hypothetical Condition: 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.
Comment: Hypothetical conditions are contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the
property, such as market conditions or trends; or about the integrity of data used in an
analysis.
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HIGHEST AND BEST USE
The highest and best use is defined in The Appraisal of Real Estate, eleventh edition, published by
the Appraisal Institute as follows:
The reasonably probable and legal use of vacant land or an improved property,
which is physically possible, appropriately supported, financially feasible, and
that results in the highest value. The four criteria that highest and best use must
meet are legal permissibility, physical possibility, financial feasibility and
maximum profitability.
Legal Permissibility
The subject property is located on the south side of Logansport, Indiana adjacent to US Highway
24 and Winamac Southern Railway. The subject site is zoned AB Agricultural Business. Portions
of it are used for the improvements and the balance is vacant ground. The facilities are adjacent
to a highway, and a railroad. Flood zone information is presented on page 23. This appraisal
assumes that all applicable zoning and use regulations and restrictions have been complied with
unless non-conformity has been stated, defined and considered in this report.
Physical Possibility
The site is adequate for the development of an agribusiness or warehouse type property such as
the subject as it exists. The soils appear adequate for construction as by example of existing
improvements located on the site. The site is accessed from a paved highway to grave access
roads.
Financial Feasibility
Based on the physical possibility and legal permissibility, the creation of a net return to land higher
than a vacant agricultural alternative indicates that development could be feasible. Any
development should be of the appropriate size and configuration to meet the needs of the
marketplace and should be financially practical.
Maximum Profitability
The site’s highest and best use as vacant could be as agribusiness site such as the current usage, or
an alternate industrial usage.
The highest and best use of the site as currently improved is to continue its specialized use in the
fertilizer and related services area. There appears to be no new external forces in the current
marketplace that would detract from its maximum profit capability at this time.
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SCOPE OF THE APPRAISAL
Benjamin Schaller with the The First National Bank of Monterey requested this appraisal firm to
provide an appraisal report on the market value on the existing wholesale fertilizer plant and related
assets located at Logansport, Indiana. This appraisal report includes the ownership rights of the
business enterprise (none) which includes the underlying fee simple estate on owned land (none),
leasehold estate on leased land and merchantable title to all machinery and equipment, free and
clear of any liens. The purpose of this report is to estimate the Market Value of the subject property
“as is”. The only intended users of this report is The First National Bank of Monterey and The
Community State Bank of Royal Center, Indiana. The intended use is to assist in documenting the
market value for a proposed sale and other bank purposes. There is no rolling and portable
equipment included in this appraisal assignment.
This is a non-operating plant and it has never run as a business nor has it ever received any
significant amount of dry product to handle. There is no historical financial information available
to this appraiser for review and analysis. This appraiser has utilized the three approaches to value,
where applicable, for fixed assets, machinery and equipment. The income capitalization approach
will be developed based on estimated earnings and future expectations. This appraiser specializes
in commercial agribusiness properties and has the knowledge and experience for this type of work.
This is an appraisal report which is intended to comply with the reporting requirements set forth
under Standards Rule 2-2(a) and Standards Rule 10-2(a) of the Uniform Standards of Professional
Appraisal Practice (USPAP) for an appraisal. The depth of discussion contained in this report is
specific to the needs of the client and for the intended use stated above. This appraisal report has
been prepared in conformity with the current version of the Uniform Standards of Professional
Appraisal Practice, FIRREA and your guidelines.
The scope of this analysis includes the following:
•
•
•
•
•
•

Review appraisal assignment request.
A site inspection was conducted.
Research of public records, or other sources deemed reliable, relative to the subject.
Develop the Cost, Income and Sales Comparison Approaches.
Research of public records, or sources deemed reliable, for sales of comparable
properties.
Present the results in this appraisal report.

The appraiser has used all three approaches to value, which include the cost, income and sales
comparison approaches. Support for the various approaches used is discussed in each section. The
appraiser is not responsible for unauthorized use of this report.
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AREA DESCRIPTION
Cass County covers an area of approximately 415 square miles and is located in north central
Indiana with the county seat of Logansport. This area is bordered by six other counties; Fulton,
Miami, Howard, Carroll, White and Pulaski Counties. Cass County is approximately 55 miles
north of Indianapolis. Logansport is the largest city within the county with an estimated population
in 2017 of 17,755 with the county having a population of 37,994. The county is served by major
transportation including US Highways 24 and 55, as well the NS and the Winamac Southern
Railroads. The economy includes manufacturing, as well as agriculture.
Indiana is a significant agriculture production state and uses significant amounts of fertilizer inputs
for crop production See Indiana ranking on the following page.
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MARKET AREA
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OWNERSHIP HISTORY
As required under the Uniform Standards of Professional Appraisal Practice, any transfer of the
entire property within the last three years must be reported and analyzed. The subject property, in
total, has sold within the last three years. It was the subject of a bank foreclosure auction on June
26, 2017 for $2.50 million. This is not considered a market value transaction. There have been
additions and deletions in the normal course of business.

COMPETENCY PROVISION
Dennis E. Vogan has appraised more than 2,010 agricultural related properties including grain
elevators, feed mills, flour mills, fertilizer plants, soybean processing plants, and edible bean
facilities as well as agricultural manufacturing processes throughout a multi-state region since
1983. Mr. Vogan is currently certified in six states. He has the necessary expertise and competency
for this type of appraisal assignment.

EXPOSURE AND MARKETING TIME
The exposure period is the estimated period of time the property would have been exposed to the
market prior to the hypothetical consummation of a sale, at the estimated market value. It is a
retrospective view. This is in contrast to marketing time, which is the time required to sell the
property at the estimated market value during the period immediately after the effective date of the
appraisal.
The subject property is a special purpose facility that would appeal to a limited number of buyers.
The client is cautioned that economic forces effecting special purpose agricultural properties can
change over time. Based on my past experience, if this type of property is not properly maintained
and fully utilized or if management changes adversely affect the on-going business, both the
marketability and value of this type of property can be affected.
The typical exposure and marketing time for this type of specialized agricultural property, based
on this appraiser’s experience, is a time period up to one year for a fair market value sale.
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ENVIRONMENTAL HAZARDS
The client of the subject property has not advised this appraiser of any significant environmental
concerns. The appraiser is not qualified to detect significant environmental hazards. The presence
of substances such as underground petro-chemicals, fertilizer, chemicals, urea-formaldehyde foam
insulation, asbestos or other potentially hazardous materials may affect the value of the property.
This could include substances in both the buildings and/or soil. This business enterprise is
involved in fertilizer handling. The appraiser assumes that there are no hidden or unapparent
conditions including any environmental contamination of the property, subsoil, structures or
production equipment and machinery which would render it more or less valuable. The appraiser
accepts no responsibility for any condition regarding any environmental hazard which may impair
the value of the property. An independent audit of any environmental concerns could be conducted
by an appropriately qualified inspection company. If the property were contaminated, the reported
conclusions in this report would require an adjustment to consider the change.

AMERICANS WITH DISABILITIES ACT (ADA)
The Americans with Disabilities Act (ADA) became effective January 26, 1992. The appraiser
has not made a specific compliance survey and analysis of this property to determine whether or
not it is in conformity with the various detailed requirements of the ADA, nor is this appraiser
trained in the implications of this act upon these types of agribusinesses. It is possible that a
compliance survey of the property, together with the detailed analysis of the requirements of the
ADA, could reveal that the property is not in compliance with one or more of the various
requirements of the act. If so, this fact could have a negative impact on the value of the property.
Since the appraiser has no direct evidence relating to this issue, possible noncompliance with the
requirements of ADA in estimating the value of the property has not been considered.

PRINCIPAL COMPETING FACILITIES
The competitors would be other wholesale or retail fertilizer businesses in this market.
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TAXES AND ASSESSED VALUATION
2017
Assessed Value

Property ID
Logansport, Indiana
09-10-57-800-035.078-027 $

1,253,500

2017
Taxes

$

37,605.00

Acres

10.0000

PROPERTY RIGHTS APPRAISED
The subject property rights appraised is Leasehold Estate on the leased land with Merchantable
Title to all fixed assets and equipment “as is” valued herein, free and clear of any liens.

ZONING AND FLOOD PLAIN INFORMATION
The subject site at Logansport, Indiana is zoned AB Agricultural Business. This appraisal assumes
that all applicable zoning and use regulations and restrictions have been complied with unless nonconformity has been stated, defined and considered in this report.
The subject property is reportedly located in a flood zone X on the Official Flood Hazard Map
18017C0252C dated September 3, 2014. This is a not designated flood hazards area. See map in
supplementary data section of this report. No responsibility is assumed for any cost or
consequences arising due to the need, or lack thereof, of flood hazard insurance. An agent for the
Federal Flood Insurance Program should be contacted to determine the actual need for the flood
hazard insurance, if any.

LEGAL DESCRIPTION
See Supplementary Information, page 92.
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PHOTOGRAPHS2
Fertilizer Terminal
1.

Truck Scale

2.

Dry Fertilizer Terminal and Office (A, B & C)

3.

Fluid Fertilizer Storage (A, B & C)

4.

Owned Rail Siding

5.

Site Improvements (A & B)

6.

Leased Land

2

Photographs taken by Dennis E. Vogan on September 4, 2018 except satellite photographs or as otherwise noted
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Taken September 26, 2018

Taken September 26, 2018
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DISCUSSION OF THE APPRAISAL PROCESS
The three generally accepted valuation procedures used to value real estate are the Cost Approach,
the Income Capitalization Approach and the Sales Comparison Approach.
The Cost Approach to value involves two procedures:
•
•

Estimating land value.
Estimating the depreciated value of any improvements on the property.

Land is valued as though vacant and representing its highest and best use. The value of the
improvements is estimated by deducting depreciation from all sources from the reproduction or
replacement cost of the improvements. The sum of vacant land value and the depreciated value of
any improvements is the total value estimate from the Cost Approach. This approach is based on
the principle of substitution, which affirms that a prudent buyer would pay no more for a property
than the cost to acquire the site and construct improvements of equal utility.
The Income Capitalization Approach is an appraisal technique employed to provide an estimate of
value based on the relationship between income and value. The principle of anticipation is
fundamental to this approach. Value is created by the expectation of future benefits, i.e. income.
The appraiser uses information from income producing property, or property capable of producing
income, and then capitalizes the estimated income into a value indication.
The Sales Comparison Approach is a method of estimating market value by comparing the subject
property to other similar properties that have recently sold. It is based on the premise that an
informed buyer would pay no more for a property than the cost to him of acquiring another
property with the same utility. The actual procedure involves analyzing and making comparisons
between individual comparable sales to extract differences in prices paid for the different factors
affecting value. The sales are then compared to the subject property for these same factors. This
approach to value reflects the actual market supply and demand for properties in the area of the
subject property.
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COST APPROACH
The Cost Approach is based on the principle of substitution, which affirms that a prudent buyer
would pay no more for a property than the cost to acquire the site and construct improvements of
equal utility. It involves two procedures:
•
•

Estimating land value as though vacant and available for its highest
and best use.
The replacement cost of any improvements is then estimated.

Depreciation in all forms is deducted from the estimated replacement cost of the improvements.
The sum of vacant land value and depreciated improvement value is the total value from the Cost
Approach. Before analyzing the Cost Approach, an understanding of its basic principles and terms
is necessary.
•

Reproduction or Replacement Cost New (RCN)
The Reproduction Cost New is the dollar amount required to construct an exact duplicate of
the subject at current prices. Replacement Cost New is the dollar amount required to construct
an item having the same utility. The use of replacement cost new often eliminates the need to
deduct some forms of functional obsolescence but does not affect the necessity to measure
physical depreciation and external obsolescence. Reproduction or replacement cost new can
be arrived at from several sources. Sources include actual construction costs on relatively
recent construction, cost manuals such as Marshall Valuation Service (M.V.S.), and new
construction cost comparables. Within the context of this report, whenever possible the cost
approach is based on reproduction cost.

•

Direct Costs
Expenditures for labor and materials used in the construction of the improvements.

•

Indirect Costs
Includes items such as architectural and engineering fees; appraisal, consulting and legal fees;
marketing and sales costs; and the cost of carrying construction to completion. Typically
expressed as a percentage of direct costs.

•

Entrepreneurial Profit
The compensation an entrepreneur expects to receive for providing time, expertise and
assuming the risks associated with the development of a project. Varies greatly depending
upon market conditions and the type of property. Typically expressed as a percentage of total
costs.

•

Vacant Land Value
Land is valued as if vacant and available for its highest and best use.
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•

Contributory Value
The value of an improvement must be economically justified by its influence on productivity
and utility. In many cases, buildings in rural areas have little, if any, contributory value.
Contributory value is measured from market abstraction by subtracting the estimated land
value from the sale price of the comparable sale. The difference is the contributory value of
the improvement.

•

Economic Life
The period of time over which improvements contribute to value. May be shorter than the
actual physical life of an improvement.

•

Effective Age
The age of a structure indicated by the condition and utility. If a building is well maintained
its effective age may be less than its physical age. If poorly maintained, effective age may be
greater than actual age.

•

Remaining Economic Life
The estimated period of time during which improvements will continue to contribute to value.
(Economic Life – Effective Age = Remaining Economic Life)

•

Depreciation
The loss in value from any cause including physical deterioration, functional obsolescence and
external obsolescence.

•

Physical Deterioration
The effect on value caused by deterioration or impairment of condition as a result of wear and
tear and age. Physical deterioration is subdivided into curable and incurable items.

•

•

Curable physical depreciation considers items that a prudent purchaser would
anticipate correcting immediately upon acquisition of the property. Generally,
the cost to cure is less than the anticipated gain in value. Examples would
include repairing items of deferred maintenance.

•

Incurable physical deterioration refers to those items of physical deterioration
that cannot be physically or economically corrected. There are several methods
of estimating incurable physical deterioration. The method used in this report is
the Age Life Method.

Age/Life Method
A method of estimating physical depreciation by calculating the ratio of the effective age of
the improvement to its economic life. The result is a lump sum depreciation for physically
incurable items.
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•

Functional Obsolescence
The adverse effect on value resulting from structural defects in design that impairs utility.
Functional obsolescence can also be caused by changes over time that have made some aspect
of a structure obsolete by current standards. An example is a wood frame, metal sided elevator;
a construction style that is obsolete and too costly when compared to corrugated metal bins or
concrete construction. Functional obsolescence is generally incurable because the cost to cure
the structural deficiency or super adequacy is greater than any additional value that might be
gained.

•

External Obsolescence
A form of depreciation caused by forces outside the property itself. Includes economic forces,
which affect supply/demand relationships, and location factors that impair the desirability or
useful life of the improvements. An example would be the railroad abandons its trackage and
the facility must compete against a rail loader within a reasonable distance. External
obsolescence is usually incurable.
It is often difficult to quantify and estimate separate amounts for functional and external
obsolescence. However, a lump sum estimate of external obsolescence can be derived from
market abstraction. Improved comparable sales are analyzed for the differences between the
physically depreciated value of the improvement and the contributory value. The difference is
external obsolescence and is generally expressed as a percentage of the RCN of the
improvement.
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SITE VALUATION
In estimating site value, the subject property's sites are compared with other sites in order to
estimate the value of the site as if vacant and ready for development. The site in on a long-term
lease. There is no value estimated to the land.
The improvements are situated on a 10-acre tract of land located at Logansport, Indiana. The land
is a long-term lease with the Winamac Southern Railway Company. The lease started on July 25,2013
with a minimum annual lease of $5,000. The lessee can earn back a rebate of $30 per inbound car of
freight to a minimum of $1 per year rent. For any shortfall of less than 200 inbound cars ($6,000) The
lessee is responsible for the difference. Initial term is 15 years with a 15-year extension. See
supplementary data section of the full lease details.
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REPRODUCTION
COST NEW

DESCRIPTION
1.
B:

TRUCK SCALE:
B: $

90,000

The scale is an 11' by 80' concrete deck above ground truck scale.
It was built in 2014. It is equipped with an electronic digital readout with ticket printer. It also has call boxes at the scale area. This
was completed in 2014 and the business failed at startup and has
never been used except to prove its functionality. The effective age
of this item is estimated at 4 years. (Suppliers)
2.
A:

DRY FERTILIZER TERMINAL AND OFFICE AREA:
A: $ 1,570,000
This item consists of a dry bulk fertilizer storage terminal built in
2014. It is a concrete sidewall structure with a pre-engineered metal
frame sidewalls and roof structure with Resolite RFP Fiberglass
translucent sidewalls and roof and a concrete floor. The overall
structure measures 90' by 270' with 16' sidewalls with a blender and
driveway area that measures 65' by 146'. The overall structure
contains a total of 33,790 sq. ft. overall, more or less. There is a
two-story office and work area containing 450 sq. ft. total more or
less. The overall structure has a gable asymmetrical roof. Rail siding
is located adjacent to the building and there is a rail dump and truck
dump. The structure is divided into 3 bins capable of holding a
reported total of 24,000 tons of dry bulk fertilizer material according
to the builder’s specifications, more or less. This structure was
completed in 2014 and was a financial failure at startup and has
never been filled or used except to prove its functionality. The
effective age of this item is estimated at 4 years. (M. V. S. Section
17, Page 19 Class C, Average)

B:

B: $

280,000

C: $

200,000

The receiving equipment consists of a Yargus Layco manufactured
stainless steel pit incline conveyor to a distributor then to three
additional incline conveyors discharging into the building. This
equipment is estimated to have 300 TPH (Ton Per Hour) capacity.
See additional equipment details in supplementary data section. It
has only been used to prove its functionality. The effective age of
this item is estimated at 4 years. (Suppliers)
C:
There is a 2014 three bin 10-ton capacity each Yargus Layco
manufactured stainless steel 300 TPH declining weigh dry blending
system with weigh scale and loadout incline conveyor. See
additional equipment details in supplementary data section It has
only been used to prove its functionality. The effective age of this
item is estimated at 4 years. (Suppliers)
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DESCRIPTION
3.
A:

FLUID FERTILIZER STORAGE
A: $

325,000

B: $

120,000

C: $

60,000

Located to the east of Item 2 is the following mild steel vertical
storage tank. It was built by International Tank Service of Lima,
Ohio and consists of the following.
1- 67' in diameter by 40' high sidewall storage tank with
1,054,960 gallons of capacity rounded to 1,000,000 gallons
or 5,500 tons of solution fertilizer. It was built in 2014.
This tank is located inside an earthen dike that is vinyl lined that
provides secondary containment. The tank is used to store fluid
fertilizer materials for wholesale and retail purposes. Total fluid
fertilizer storage capacity is 1,000,000 gallons (5,500 tons), more or
less. Is currently filled and emptied by portable equipment. The
effective age of this item is estimated at 4 years. (Actual Costs Times
Current Multiplier)
B:
The secondary containment consists of an earthen dike that is vinyl
lined that provides secondary containment. The overall
measurements are approximately 80' by 430' and contains a total of
34,400 sq. ft. overall, more or less. The effective age of this item is
estimated at 4 years. (M. V. S. Section 66, Page 1)
C:
The retention pond consists of an earthen area for ground water
runoff and evaporation. The overall measurements are
approximately 60' by 430' and contains a total of 25,800 sq. ft.
overall, more or less. The effective age of this item is estimated at 4
years. (M. V. S. Section 66, Page 1)
4.

OWNED RAIL SIDING:

$

The facility is located on land leased from the Winamac Southern
Railway Company. The leased site contains a leasee paid for side track
containing a total of 1928', more or less, of 110-pound rail siding and
one Number 10 switch. This was built in 2014 with used relay rail and
a combination of new and used ties. The facility is capable of unloading
10 rail cars without a switch from the railroad. The effective age of
this item is estimated at 4 years. (M.V.S. Section 66, Page 3)
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DESCRIPTION
5.
A:

SITE IMPROVEMENTS:
A: $

80,000

B: $

10,000

Site improvements consist of gravel driveways and parking area
containing approximately 2.0 acres, more or less, of gravel parking.
The effective age of this item is estimated at 4 years. (M. V. S.
Section 66, Page 1)
B:
The onsite water well is estimated to be capable of producing at
approximately 100 gallons per minute at this time. This area has
been vandalized and needs repairs. There is a small pump house at
this location. The effective age of this item is estimated at 4 years.
(M.V.S. Section 17, Page 57)
6.

LEASED LAND:

$

Items 1 through 5 are situated on a 10-acre tract of land located at
Logansport, Indiana. The land is a long-term lease with the Winamac
Southern Railway Company. The lease started on July 25,2013 with a
minimum annual lease of $5,000. The lessee can earn back a rebate of
$30 per inbound car of freight to a minimum of $1 per year rent. For
any shortfall of less than 200 inbound cars ($6,000) The lessee is
responsible for the difference. Initial term is 15 years with a 15-year
extension. See supplementary data section of the full lease details.
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RECAP
REPRODUCTION
COST NEW

CATEGORY

1.

Logansport, Indiana
Truck Scale

$

EFFECTIVE
AGE/LIFE

PHYSICAL &
FUNCTIONAL

EXTERNAL
OBSOLESCENCE

TOTAL
ESTIMATED
DEPRECIATION

DEPRECIATED
VALUE

M&E
VALUE

90,000

4/40

10.00%

25%

35.00%

58,500

36

2.

Dry Fertilizer Terminal
and Office

A:
B:
C:

1,570,000
280,000
200,000

4/40
4/20
4/20

10.00%
20.00%
20.00%

25%
25%
25%

35.00%
45.00%
45.00%

1,020,500
154,000
110,000

36
16
16

154,000
110,000

3.

Fluid Fertilizer Storage

A:
B:
C:

325,000
120,000
60,000

4/40
4/40
4/40

10.00%
10.00%
10.00%

25%
25%
25%

35.00%
35.00%
35.00%

211,250
78,000
39,000

36
36
36

-

4.

Owned Rail Siding

330,000

4/60

6.67%

25%

31.67%

225,500

56

-

5.

Site Improvements

80,000
10,000

4/40
4/40

10.00%
10.00%

25%
25%

35.00%
35.00%

52,000
6,500

36
36

-

6.

Leased Land

--

--

--

--

0

NA

1,955,250
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A:
B:

0
Total

$

3,065,000

Total
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$

$

-
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$
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SUMMARY
COST APPROACH
CATEGORY

REPRODUCTION
COST NEW

DEPRECIATED
VALUE

Fixed Assets
Logansport

$

3,065,000

$

1,955,250

Total Fixed Assets

$

3,065,000

$

1,955,250

$

1,955,000

Value Indicated by the Cost Approach (rounded)
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INCOME CAPITALIZATION APPROACH
The income capitalization approach is a technique in which the anticipated net operating income
is processed at a rate commensurate with the current market which would attract a prudent investor
to this type of investment, whereby reflecting the value of the investment which produces the
income.
This property was a financial failure before completion and was never operated. A projected
income statement will be prepared for the estimated earnings from an operating business. This type
of property is rarely ever leased and there is no rental data to capitalize to value.
The following income analysis, and/or income projection and results thereof are based upon
assumptions believed to be reasonable by Mid-States Appraisal Services, Inc., however, there is
no warranty, representation or guarantee of the reasonableness, accuracy or completeness of any
such assumptions, projections or such analysis or the results thereof. The accuracy and
completeness of the analysis depends upon, and will be affected by, future events and conditions,
including but not limited to the general economic condition, none of which can be accurately
predicted at this time with any degree of certainty. Anyone intending to rely upon the following
projection, analysis and results thereof should seek the assistance of a competent professional tax
and business advisor.
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PROJECTED INCOME STATEMENT
Income (rounded)
Dry Fertilizer Margins @ 24,000 Tons @ $25 Per Ton
Fluid Fertilizer Margins @ 10,000 Tons @ $15 Per Ton

Percent
$

600,000
150,000

Effective Gross Income

$

750,000

Overall Gross Income Per Ton

$

22.06

$

200,000

26.67%

General Operating Expenses
(Includes: accounting and audit, advertising, professional
services, legal, dues and subscriptions, entertainment,
travel, insurance, licenses and permits, supplies, other
taxes, miscellaneous, utilities

75,000

10.00%

Repairs (Includes: buildings and equipment)

25,000

3.33%

Real Estate Taxes (Includes: real and personal)

40,000

5.33%

120,000

16.00%

25,000

3.33%

485,000

64.67%

Expenses
Personnel and Administrative Expenses
(Includes: salaries, labor, bonuses, payroll taxes,
employee insurance, and benefits)

Interest Expense (Working capital only)
Reserves for Replacement (Short-lived items)
Total Expenses

$

100.00%

Net Income Ratio
Net Operating Income Before Depreciation, Debt Service and
Income Taxes
Estimated Overall Rate of Return

$

265,000
13.85%

Estimated Value

$ 1,913,357

Rounded

$ 1,910,000
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INTEREST RATE AND TERMS
This appraiser has surveyed numerous lenders over the years regarding their willingness to provide
“typical” financing for special purpose agricultural properties such as grain elevators, fertilizer
plants flour and feed mills. Typically, these lenders are currently charging rates in the range of
national prime rate to prime plus one to two percent, in today’s credit environment. The interest
rate is obviously sensitive regarding the credit worthiness of the borrower. However, the market
may not all be prime rate or below prime rate borrowers. Many companies today can borrow at or
below the published prime rate. Therefore, the 10-year Treasury Note is now considered the better
indicator with a spread of 200 to 300 basis points above the 10-year note rate. Amortization
schedules also vary. Again, in surveying lenders, amortizations could range from a low of seven
years to a high of 15 years, with most typically being in the range of 10 to 15 years. With new
construction, it is usually up to 15 years.
About equity dividend rates, the extraction of equity dividend or overall rates from the comparable
sales is next to impossible due to lack of adequate information. Over the years, numerous large
agribusiness clients have indicated what they consider to be the equity dividend for these types of
properties. This has ranged from a low of 13% to 20%. Therefore, an equity dividend rate of 15%
is assumed to be typical in today interest rate environment. Again, special circumstances, newness
of the property, uniqueness of the territory, market considerations and concentrations could all
affect the prospective of an owner/operator regarding their equity dividend requirements.
In discussions over the years with large national owners such as The Andersons, ADM, AGP,
ConAgra, Cargill, Inc., DeBruce Grain (Gavilon), LOL/Purina, Lansing Grain and Scoular Grain,
they have agreed that an overall rate on an adjusted net operating income before depreciation, longterm debt service, and income taxes an overall rate of 13% to 20% is certainly within their realm
of requirements. The value of these special purpose properties can be impacted by long-term
interest rates. If interest rates move up, the overall rate moves up.
As additional support the following table is an extraction of what the current overall rate could be
based on current long-term interest rates. This information is based on confidential disclosures of
information from clients and is therefore considered protected information and not available for
sharing beyond this appraisal assignment and its intended users.
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BAND OF INVESTMENT METHOD
FOR DETERMINING CAPITALIZATION OF EARNINGS
The following band of investment technique demonstrates one method of estimating the
capitalization rate appropriate for the subject property. The capitalization rate is based on the rate
of mortgage interest available and the rate of return required on equity.
Example
Mortgage
+ Equity
= Total Investment

M
+ E
100%

70%
+ 30%
100%

OR:
Rate to Mortgage
Rate to Equity
Rate to Property

RM
RE
RO

Mortgage Constant
Equity Dividend Rate
Overall Capitalization Rate

The Band of Investment technique is a way to properly weigh the rates.
Mortgage Ratio x Loan Constant
+ Equity Ratio x Equity Dividend Rate
= Overall Capitalization Rate

M x RM
E x RE
RO

Properties are usually purchased with a combination of debt and equity capital. The overall
capitalization rate (RO) must satisfy the market return requirements for both investment positions.
A lender usually anticipates receiving a competitive interest rate based on the perceived risk of the
investment and a requirement that the loan principal be repaid through periodic amortization,
usually a period of years. Owners/operators (equity investors) anticipate receiving a competitive
equity cash return based on the perceived risk of their property (business) or they will invest their
capital elsewhere. The mortgage constant is a function of the interest rate, the frequency of the
amortization, and the amortization term of the loan. It is the sum of the interest rate and the sinking
fund factor, which are the amounts that will pay off a dollar over a period. When the terms of the
loan are known, the mortgage constant can be found in financial tables or with a financial
calculator. This analysis assumes the availability of mortgage financing. Therefore, assume that a
70% loan is available at a 6.05% fixed interest rate (10-year US Treasury Notes) were 3.05% on
September 28, 2018 plus a risk premium of 3.00% and a 10-year amortization schedule based on
monthly payments. Furthermore, the remaining economic life of this property (business) is equal
to or more than 15 years. Also, owners/operators in this type of property would typically require a
15% Equity Dividend Rate before taxes because of risks. The indicated capitalization rate is as
follows:
M x RM
E x RE
RO

.70 x .1335 = .0935
.30 x .1500 = .0450
= .1385

Thus, the indicated overall capitalization rate (R0) is estimated at 13.85%.
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VALUE BY DIRECT CAPITALIZATION TECHNIQUE
Thus, the indicated overall capitalization of earnings will be determined by the Direct
Capitalization Technique. Net operating income before depreciation, debt service and income
taxes is capitalized by using the formula of:
Income = Value
Rate
Estimated Net Operating Income
Before Depreciation, Debt Service
And Income Taxes (page 46)

$

Capitalization Rate for Business (page 48)

265,000

13.85%

Overall Property Value ($265,000 / .1385) =

$

Value Indicated by Income Capitalization Approach (Rounded)3

3

1,913,357
$ 1,910,000

These interests include the "Business Enterprise" which is a commercial, industrial or service organization pursuing
an economic activity. This also includes the "Business Value", (if any) which is the value of the enterprise, or interest
therein, as a going concern.
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SALES COMPARISON APPROACH
The Sales Comparison Approach is the comparison of like or similar properties that have sold in
comparison to the subject property.
In the appraisal of any income producing property, the analysis of known sales of comparable
properties is generally one of the most reliable tools available to the appraisers in the formation of
their opinion of value. Under the Principle of Substitution, the value of any item cannot reasonably
be considered to be in excess of the amount of money for which an equal or equivalent property
can be acquired. One means of comparing wholesale storage terminals is dollars per ton on fixed
storage capacity. This section contains sales information or comparisons on grain and fertilizer
facilities.
Exactly what proportion of value relates to the subject facility’s management would be difficult to
estimate. Any appraisal of operating properties such as the subject business must assume
reasonably efficient management (“typical operator”) of the operation, as well as maintenance of
the property unless otherwise noted.
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COMPARABLE SALES
OF
FLUID STORAGE TERMINALS
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COMPARABLE SALES MAP
Fluid Terminals

52

FERTILIZER TERMINAL
LOGANSPORT, INDIANA

SALES COMPARISON
APPROACH

COMPARABLE SALE
Location:

1685 E. 1600 Rd., Lawrence, Kansas

Seller:

Farmland Industries, Inc.

Buyer:

Pearl Investments Group, LLC

Date of Sale:

March 14, 2004

Book/Page:

Book 951, Page 1481

Legal Description:

A tract of land in Section 29, T12S, R20E, Douglas
County, Kansas

Rail Service:

Union Pacific

River Access:

No

Pipeline Access:

Yes

Buildings, Machinery & Equipment:

2.8 acres, more or less, of owned land. The office
consists of a pre-engineered metal frame building 24’
by 37’, containing a total of 888 sq. ft., more or less
with attached warehouse 12’ by 38’, containing a
total of 456 sq. ft., more or less. This plant was
originally built by Farmland Industries in July 1992.
It is a fluid terminal serviced by the Union Pacific
Railroad and is readily accessible from I-70 and State
Highways 59, 24-40 and 32. It was designed
primarily for shipping UAN solution by rail, but two
truck loadout racks were installed to service local
customers. The primary asset consists of a 2,000-ton
mild “coal-tar epoxy” coated tank. Additional
storage consists of a 4,600-gallon fiberglass tank.
The whole system is set up with a complete manifold
and computerized Micromotion control system for
product load out. The trackage located east of the
scales will hold 14 unloaded cars and to west of the
gate will hold 34 cars. There is an additional track
space nearby if needed. Loading systems consist of
railcar loading dock, railcar loading dock scale, truck
loading dock and this plant was complete with the
necessary equipment for load in and load out
purposes and capable of holding 2,000 tons of
product.
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COMPARABLE SALE - continued
Rolling stock included in the sale consisted of a 1992
Ford F-150 pickup, a 1998 Ford F-150 pickup and a
Sisco track mobile model 1800 TM. It also included
miscellaneous office equipment.
Age:

1992

Condition:

Excellent

Selling Price:

$197,000 (cash) including rolling and portable
equipment with an estimated contribution of $
50,000.

Analysis:

This was an auction of a fluid fertilizer terminal by
bankrupt Farmland Industries. Competitive bidding
was active on this property with two potential buyers.
This appraiser personally attended the auction. The
gross sale price of the facility was $197,000 / 2,000
tons = $98.50 per ton of fixed storage. The rolling
and portable equipment had a contribution estimated
at $ 50,000. Therefore, $197,000 – 50,000 (rolling
and portable) = 147,000 / 2,000 tons = $ 73.50 per
ton of fixed capacity adjusted.
The owned land had an estimated contribution of
$14,000. Minus the rolling and portable equipment
($50,000) and the land ($14,000), the facility had a
reproduction cost new of $250,000. Therefore,
147,000 / 250,000 = 58.80% good.
Total accrued depreciation from all causes was
estimated at 41.20%. The effective age is estimated
at 12 years. Therefore, 41.20% / 12 years = 3.43%
per year depreciation.
The total economic life of this type of property is
estimated at 40 years for its fertilizer storage.

The physical and functional depreciation is estimated
at 30% (12 / 40). The external or economic
obsolescence is estimated at 11.20%.
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COMPARABLE SALE - continued
The buyer most likely will operate the facility as a
retail fertilizer plant with some wholesale capability.
Property Inspected On:

February 13, 2004

Source of Information:

Seller, county records, and personal inspection.
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COMPARABLE SALE
Location:

19405 East Highway 50, Cimarron, Kansas

Seller:

Blick’s, Inc.

Buyer:

United Suppliers, Inc.

Date of Sale:

June 30, 2004

Book/Page:

Book 116, Pages 204 & 205

Legal Description:

A tract of land in Section 7, T26S, R27W, Gray
County, Kansas

Rail Service:

BNSF (40 car siding)

River Access:

No

Pipeline Access:

No

Buildings, Machinery & Equipment:

The warehouse consists of a Star manufactured preengineered metal building with metal frame, metal
sidewalls, and metal roof on concrete foundation. It
was built in 1995. It measures 80' by 100' with 16’
sidewalls, containing a total of 8,000 sq. ft., more or
less. The office area measures 20’ by 80’ containing
a total of 1,600 sq. ft., more or less. It contains a
customer reception area and four private offices. It
is equipped with two 2-piece toilets. The office
interior walls are painted sheetrock with suspended
ceiling and recessed fluorescent lighting. The floor
is either carpeted or tiled. The office is equipped
with forced air heat and central air conditioning. The
shop area contains 6,400 sq. ft. and is used for
equipment repair and storage. It has three 12’ by 14’
overhead electrically operated doors. This area is
equipped with overhead space heating.
The truck scale consists of a 12’ by 80’ concrete deck
truck scale equipped with electronic digital readout
and ticket printer, installed in 1995.
The blend plant consists of a pre-stressed, precast
concrete building with concrete roof. It was
originally built in the 1970’s in Nebraska and moved
to Cimarron, Kansas, in 1997.
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COMPARABLE SALE - continued
It measures 72' by 87' with 16’ sidewalls containing
a total of 6,264 sq. ft., more or less. It is equipped
with four 14’ by 14’ overhead doors, fertilizer
storage area, and mixer area. Storage consists of six
bins with the total capacity of 600 tons, more or less.
Dry fertilizer product is loaded into the facility from
a 60' high 90 ton per hour (TPH) leg that received
fertilizer on the south end and by distributor is down
spouted to the individual bins. Specialized
equipment located in the blending area consists of the
following, more or less:
1-10-ton capacity stainless steel blender
1-25-ton capacity stainless steel blender
1-60’ high, 50 TPH (ton per hour) leg
1-60’ high, 50 TPH leg
1-40’ high, 50 TPH leg
2-10-ton capacity overhead mild steel hopper
bottom bins
This area is complete with the necessary
equipment/controls to manufacture fluid products
utilizing both fluid and dry ingredients. It was built
with both new and used equipment.
Located in the driveway area is a concrete paved
loadout area that measures 32' by 92' containing a
total of 2,944 sq. ft., more or less. It is tapered to
provide spill control. Also located in this area on a
mild steel superstructure are six 5,500-gallon
stainless steel hopper bottom storage tanks used for
loadout purposes.
These tanks are capable of holding a total of 180 tons
of finished fluid fertilizer, more or less. (Suppliers)
Fluid fertilizer storage consists of a 1995 Skinner
Tank Company mild steel storage tank. It measures
102' in diameter with 33’ sidewalls (built to API
codes) containing a total of 2,000,000 gallons, more
or less.
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Based on 11.05 lbs. per gallon for 32% solution, this
tank can hold 11,050 tons, more or less. It is
equipped with the necessary fittings and plumbing
and pumping equipment for load in and load out
purposes.
A 1995 Skinner Tank Company mild steel storage
tank measures 102' in diameter with 33’ sidewalls
(built to API codes) containing a total of 2,000,000
gallons, more or less. Based on 11.05 lbs. per gallon
for 32% solution, this tank can hold 11,050 tons,
more or less.
It is equipped with the necessary fittings and
plumbing and pumping equipment for load in and
load out purposes.
A 1997 Skinner Tank Company mild steel storage
tank measures 102' in diameter with 33’ sidewalls
(built to API codes) containing a total of 2,000,000
gallons, more or less. Based on 11.05 lbs. per gallon
for 32% solution, this tank can hold 11,050 tons,
more or less. It is equipped with the necessary
fittings and plumbing and pumping equipment for
load in and load out purposes.
A 1999 Skinner Tank Company mild steel storage
tank. It measures 102' in diameter with 33’ sidewalls
(built to API codes) containing a total of 2,000,000
gallons, more or less. Based on 11.05 lbs. per gallon
for 32% solution, this tank can hold 11,050 tons,
more or less. It is equipped with the necessary
fittings and plumbing and pumping equipment for
load in and load out purposes.
A 1995 Skinner Tank Company mild steel storage
tank measures 51’ in diameter with 33’ sidewalls
(built to API codes) containing a total of 500,000
gallons, more or less. Based on 11.05 lbs. per gallon
for 32% solution, this tank can hold 2,760 tons, more
or less. It is equipped with the necessary fittings and
plumbing and pumping equipment for load in and
load out purposes.
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A 1995 Skinner Tank Company mild steel storage
tank measures 51’ in diameter with 33’ sidewalls
(built to API codes) containing a total of 500,000
gallons, more or less. Based on 11.05 lbs. per gallon
for 32% solution, this tank can hold 2,760 tons, more
or less. It is equipped with the necessary fittings and
plumbing and pumping equipment for load in and
load out purposes.
The tanks are contained within an earthen diked area.
It measures approximately 150' by 500' containing a
total of 75,000 sq. ft., more or less. This area is
specially treated for compliance for secondary
containment. There is also a 30,000-gallon NH3 (75
tons) storage tank.
The subject property has access to the mainline of the
BNSF Railroad. The subject property owns its own
rail siding.
It consists of a mainline switch and initially 1,400
linear feet of track built in approximately 1995 and
an additional 1,300 linear feet of track built in 2003
capable of holding 40 cars without a switch from the
railroad.
The site is improved with an access to Highway 50
and approximately 2.0 acres of crushed limestone
drive and gravel parking.
The facility is situated on a tract of land located on
the east side of Cimarron, Kansas, south of Highway
50. It contains a total of 13.95 acres, more or less.
Age:

1995

Condition:

Excellent

Selling Price:

$2,500,000 (cash) and does not include any rolling
and portable equipment.

Analysis:

The business had a three-year average historical
tonnage of 68,700 tons of throughput. Based on
68,700 tons of throughput, this facility had an
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COMPARABLE SALE - continued
average turn of 1.36 times its fixed capacity per year.
The sale price was $36.39 per ton of throughput.
Based on recent experience, the facility’s net
operating income before depreciation, debt service
and income taxes but after all normal expenses,
including interest on working capital, was estimated
at $445,000. This would indicate an overall (Ro) of
17.80% excluding rolling and portable equipment.
This was a sale of a fluid fertilizer fluid wholesale
terminal with 50,575 tons of fixed storage. The gross
sale price of the facility was $2,500,000.
There was no rolling and portable equipment
included in this consideration. That was a separate
purchase.
Therefore, $2,500,000 / 50,575 tons of overall
storage capacity = $49.43 per ton.
The owned land had an estimated contribution of
$40,000. Minus the rolling and portable equipment
and the land ($40,000), the facility had a
reproduction cost new of $3.435 million. Therefore,
2,460,000 / 3,435,000 = 71.62% good.
Total accrued depreciation from all causes was
estimated at 28.38%. The effective age is estimated
at 9 years. Therefore, 28.38% / 9 years = 3.15% per
year depreciation.
The typical economic life of this type of property is
estimated at 40 years for its fertilizer storage. The
physical and functional depreciation is estimated at
22.50% (9 / 40). The external or economic
obsolescence is estimated at 5.88%.
Property Inspected On:

July 26, 2004

Source of Information:

Seller, buyer,
inspection.
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COMPARABLE SALE
Type:

Fluid Fertilizer Terminal

Location:

7548 Power Plant Road, Hennepin, Illinois

Seller:

Marquis MTD, Inc.

Buyer:

Hennepin, LLC

Date of Sale:

March 2, 2006

Book/Page:

Roll 99, Page 1114

Legal Description:

Part of Lot 3 in Section 9, T32, R2, Putman County,
Illinois

Rail Service:

None

River Access:

Illinois River

Buildings, Machinery and Equipment:

The facility consisted of a barge receiving and
wholesale terminal. It contained two 2,075,000
gallon (22,825 tons total) mild steel liquid storage
tanks with all necessary plumbing and pumping
equipment. A 3,200 sq. ft. load out bay with liquid
barge offloading dock office, truck scale and security
fencing. Land consisted of 5.0 acres, more or less.

Age:

This plant was built new in 1999 & 2000. It
contained 22,825 tons of fertilizer storage and a
small office and truck scale.

Condition:

Excellent

Selling Price:

$2,250,400 (cash)

Analysis:

This was a fair market sale of a solution terminal on
the Illinois River. The gross sale price of the facility
was $2,250,400 / 22,825 tons of fixed storage =
$98.59 per ton of fixed storage. There was no
significant rolling and portable equipment.
The owned land had an estimated contribution of
$150,000 minus the rolling and portable equipment
($0) and the land ($150,000), the facility had a
reproduction cost new of $2.5 million. Therefore,
2.1 million /2.5 million = 84.0 % good.
Total accrued depreciation from all causes was
estimated at 16%.
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COMPARABLE SALE – continued
The effective age was estimated at 5 years.
Therefore, 16% / 5 years = 3.2% per year
depreciation.
The total economic life for this type of property is
estimated at 40 years for fertilizer storage. The
physical and functional depreciation is estimated at
12.50% (5 / 40 = 12.50%). The external or economic
obsolescence is estimated at 3.50%
Property Inspected On:
Source of Information:

County Records, Jerry Savill, appraiser and buyer.
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COMPARABLE SALE
Type:

Liquid and dry fertilizer terminal

Location:

5080 E. J Street, Hastings, Nebraska

Buyer:

United Suppliers, Inc.

Seller:

Blick’s, Inc.

Date of Sale:

December 30, 2010

Book and Page:

Reference No. 2011/0077

Legal Description:

A tract of land in Section 13, T7, R9, Adams
County, Nebraska, containing 39.02 acres, more or
less

Rail Service:

BNSF and UP Railroads, 50 car siding

Buildings, Machinery and Equipment:
OFFICE AND SCALE:
This item consists of a wood frame, wood sided structure with vinyl siding and asphalt shingle
roof on a concrete slab. It was built new in the fall of 1999. It measures 38’ by 48’ with 8’ sidewalls,
containing a total of 1,824 sq. ft., more or less. It contains a customer reception area, three offices,
break room, one 3-piece toilet and one 2-piece toilet. The interior walls are painted sheetrock with
suspended acoustical ceiling and recessed lighting. The floor is carpeted. It is equipped with forced
air heat and central air conditioning. There is a septic tank for sanitation purposes.
The scale consists of a 12’ by 70’ concrete deck truck scale built new in 1999. It is equipped with
electronic digital readout and ticket printer.
FLUID FERTILIZER STORAGE:
This item consists of a 1999 Skinner Tank Company built mild steel storage tank. It measures 127’
in diameter with 32’ sidewalls, built to API codes, containing a total of 3,032,000 gallons, more
or less. Based on 11.05 pounds per gallon for 32% solution this tank can hold 16,752 tons, more
or less. It is equipped with a ¼” bottom, ¾” first ring, ½” second ring, 3/8” third ring, 5/16” fourth
ring. This tank is equipped with a spiral staircase, two 24” manways, one 20” roof mounted
manway, one 12” roof vent, one 8” gage hatch, two 6” flanged fittings and 36” by 12” center sump.
Each tank is equipped with two 6” pumps and lines to the main building.
This item consists of a 1999 Skinner Tank Company built mild steel storage tank. It measures 127’
in diameter with 32’ sidewalls, built to API codes, containing a total of 3,032,000 gallons, more
or less. Based on 11.05 pounds per gallon for 32% solution this tank can hold 16,752 tons,
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COMPARABLE SALE - continued
more or less. It is equipped with a ¼” bottom, ¾” first ring, ½” second ring, 3/8” third ring, 5/16”
fourth ring. This tank is equipped with a spiral staircase, two 24” manways, one 20” roof mounted
manway, one 12” roof vent, one 8” gage hatch, two 6” flanged fittings and 36’ by 12’ center sump.
Each tank is equipped with two 6” pumps and lines to the main building.
This item consists of a 1999 Skinner Tank Company built mild steel storage tank. It measures 127’
in diameter with 32’ sidewalls, built to API codes, containing a total of 3,032,000 gallons, more
or less. Based on 11.05 pounds per gallon for 32% solution this tank can hold 16,752 tons, more
or less. It is equipped with a ¼” bottom, ¾” first ring, ½” second ring, 3/8” third ring, 5/16” fourth
ring. This tank is equipped with a spiral staircase, two 24” manways, one 20” roof mounted
manway, one 12” roof vent, one 8” gage hatch, two 6” flanged fittings and 36’ by 12’ center sump.
Each tank is equipped with two 6” pumps and lines to the main building.
This item consists of a 1999 Skinner Tank Company built mild steel storage tank. It measures 127’
in diameter with 32’ sidewalls, built to API codes, containing a total of 3,032,000 gallons, more
or less. Based on 11.05 pounds per gallon for 32% solution this tank can hold 16,752 tons, more
or less. It is equipped with a ¼” bottom, ¾” first ring, ½” second ring, 3/8” third ring, 5/16” fourth
ring. This tank is equipped with a spiral staircase, two 24” manways, one 20” roof mounted
manway, one 12” roof vent, one 8” gage hatch, two 6” flanged fittings and 36’ by 12’ center sump.
Each tank is equipped with two 6” pumps and lines to the main building.
These tanks are also equipped with automatic gauges. They are complete with the necessary
plumbing for load-in and load-out purposes. Total storage capacity is 67,000 tons, more or less.
These tanks are contained in an earthen dike structure that is lined with high-density polyethylene
liner supplied by JC Ramsdale Enviro Services, Inc. This dike and lined area is 289’ by 672’
containing a total of 194,208 sq. ft., more or less, to a pooling depth of 2’. This area also has two
2’ by 2’ by 2’ lined sumps.
DRY FERTILIZER STORAGE, BLENDER, AND LOAD OUT:
The dry fertilizer storage structure and load-in and load-out structure consists of a Stueve built
wood frame, wood sided structure with vinyl siding and asphalt shingle roof on a concrete slab. It
was built new in the fall of 1999. The overall structure measures 70’ by 185’ with 16’ sidewalls
on the dry fertilizer plant side, containing a total overall of 12,950 sq. ft., more or less. The structure
is divided into essentially four separate areas. The dry fertilizer storage area consists of five bin
areas capable of holding a total of 560 tons each (2,800 tons total), more or less, of 80 lb. per cubic
foot product. These bins are filled from an outside leg to an overhead discharge auger and emptied
by portable equipment. The alleyway area measures 20’. The overall dry fertilizer storage is 70’
by 70’, containing a total of 4,900 sq. ft., more or less. The blending area consists of an electrical
control room, office, and work area. This portion of the structure measures 40’ by 70’ containing
a total of 2,800 sq. ft., more or less. The driveway area for receiving and loading measures 50’ by
70’ containing a total of 3,500 sq. ft., more or less. The floor in this area is specially tapered for
spill control purposes. This area is equipped with six 14' wide by 14' high fold up doors. Also
located in this area are gravity load-out storage tanks. The south portion of the structure measures
25’ by 70’ containing a total
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COMPARABLE SALE - continued
of 1,750 sq. ft., more or less. This is a heated shop area and it has a 14’ by 14’ entryway on the
east side. The overall building is capable of holding a total of approximately 2,800 tons of dry bulk
fertilizer material and 180 tons of fluid product in overhead storage tanks.
The receiving equipment consists of a drag paddle conveyor on the outside for rail and truck
receiving. It discharges to a 46’ high, 110 tons per hour (TPH) stainless steel leg discharging to a
62’ long overhead stainless-steel bin auger.
The blender consists of a 1999 JS May Equipment Group stainless steel blender with 12.5 tons of
capacity in a 3,300-gallon stainless steel tank equipped with electronic digital readout, 40 HP
motor, 6” by 6” pump for load-in and load-out purposes, and a 30 HP agitator. This blender will
be equipped with a charging system that will consist of an 8’ by 12’ hopper with two 12” by 20’
long discharge augers into the blender. There is a Jungle manufactured control system for blending
purposes. Located adjacent is a 10,500-gallon poly tank used for zinc located next to the blender.
This item is complete with the necessary plumbing and pumping equipment for load-in and loadout purposes.
The load-out system consists of six Ranco manufactured 5,500-gallon stainless steel cone bottom
storage tanks on an overhead mild steel support structure. These tanks are filled by pumping
equipment and emptied by gravity in the driveway area. These tanks can store 180 tons, more or
less.
In 2001, two 30,000-gallon used NH3 storage tanks were installed at the facility. They are capable
of receiving by truck and rail and capable of loading by truck. They are equipped with the
necessary plumbing and pumping equipment for load in and load out purposes. They have an
estimated storage capacity of 150 tons, more or less.
The site is equipped with 240’ deep irrigation water well capable of pumping at 2,200 gallons per
minute, more or less. This well is not used for domestic purposes. It is used to provide makeup
water for the blending system.
The subject property has access to both the BNSF and the Union Pacific Railroads. The subject
property owns its rail siding. It consists of a switch from the mainline rail with a road crossing
across Maxon Gate Road and a dual side track that contains a total of 3,200 linear feet, more or
less, with two switches plus one mainline switch. This track was built with both new and used
components in the summer of 1999.
SITE IMPROVEMENTS:
The site is improved with approximately 6.0 acres of crushed limestone drive and parking of which
approximately 3 acres is crushed limestone and crushed (milled) used blacktop.
A reactor pad is located north of the contained dike area. It consists of a concrete pad 15’ by 70’,
containing a total of 1,050 sq. ft., more or less.
The improvements are situated on a tract of land located in an industrial area to the southeast of
the city of Hastings, Nebraska. It contains a total of 39.02 acres, more or less.
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Age:

Built 2000

Condition:

Excellent

Selling Price:

$3,650,000

Analysis:

This was the fair market value sale of a dry and liquid
fertilizer terminal. The total gross sale price of the
facility was $3,650,000 / 70,130 tons = $52.05 per
ton of fixed storage capacity. There was no rolling
and portable equipment included in this lease/sale.
The property was originally leased in 2001 on a lease
purchase option which was exercised in 2010.
The owned land had an estimated contribution of
$220,000, minus the rolling and portable equipment
(0) and the land ($220,000), the facility had a
reproduction cost new at time of sale of $4.65
million. Therefore, 3,430,000 / 4,650,000 = 73.76%
good.
Total accrued deprecation from all causes was
estimated at 26.24%. The effective age of this item is
estimated at 10 years. Therefore, 26.24% / 10 years
= 2.62% per year of depreciation.
The total economic life of this type of property is
estimated at 40 years for fertilizer storage. The
physical and function depreciation was estimated at
25% (10/40).
The external or economic obsolescence was
estimated near zero.

Property Inspected On:

March 16, 2012

Source of Information:

County Records
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COMPARABLE SALE
Type:

Dry Fertilizer Terminal

Location:

400 Miller Sellers Drive, Evergreen, Alabama

Seller:

PCS

Buyer:

Agriliance – AFC, LLC

Date of Sale:

June 2, 2006

Book/Page:

Book 2006, Page 2591

Legal Description:

A tract of land in Section 34, City of Evergreen,
Conecuh County, Alabama Parcel 1D 21-14-08-341-000-012.000,

Rail Service:

CSX 15 car siding

River Access:

No

Buildings, Machinery and Equipment:

The Evergreen terminal location is on 18.715 acres,
more or less and is served by the CSX railroad with
daily switches. There is room for 15 loaded cars on
two sets of tracks and 15 unloading cars. Railcars are
unloaded by a 1996 250 TPH Ranco SS under-track
unloading system. The property has a 1,764 sq. ft.
office building with 80’ concrete deck in ground
scale. There is a separate 50’ by 100’ shop,
containing 5,000 sq. ft., more or less, with employee
break room and restrooms. The fertilizer warehouse
is a 1988 construction 200’ by 100’ containing
20,000 sq. ft., more or less, of wood and steel with
concrete bin dividers and has 15,000 tons of storage
in 11 bins.
Fertilizer is blended by two 2006 10-ton Adams SS
drum blenders serving two bulk load outs and one
bag line charged through a 1996 Ranco SS 150 TPH
bucket elevator. There is a warehouse 75’ by 100’
containing 7,500 sq. ft., more or less, with a bagging
room and a 25 TPH bagger with a 2003 robotic
palletizer. The bagger has lines for plastic or paper
bags and can handle 25lbs., 40lbs. and 50lbs. bags.
Attached to the bagging room is an additional 75’ by
200’ bag storage area containing 15,000 sq. ft., more
or less, with 3 loadout bays capable of holding 5,000
tons of bagged product. There are two acres of
asphalt parking, more or less.
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Age:

20 years effectively

Condition:

Good

Selling Price:

$2,000,000 (cash)

Price per Ton:

$94.74

Analysis:

This was a fair market sale of a dry fertilizer
terminal. The total gross sale price of the facility was
$2 million / 19,000 tons = $105.26 per ton of fixed
storage capacity. The rolling and portable equipment
in the sale had an estimated contribution of $200,000.
Therefore, the adjusted selling price was $1,800,000
minus the rolling and portable equipment or $94.74
per ton of fixed storage capacity.
The owned land had an estimated contribution of
100,000 minus the rolling and portable equipment
($200,000) and the land ($100,000), the facility had
a reproduction cost new of $2.9 million. Therefore,
$1,700,000 / $2.9 million = 58.62 % good.
Total accrued depreciation from all causes was
estimated at 41.38%. The effective age was
estimated at 20 years. Therefore, 41.38% / 20 years
= 2.07% per year depreciation.
The total economic life for this type of property is
estimated at 40 years for fertilizer storage. The
physical and functional depreciation is estimated at
50.0% (20 / 40).
The external or economic obsolescence is estimated
at a negative 8.62%. This indicates a going concern
value. Throughput at the time of sale was
approximately 35,000 tons per year of bulk and
bagged product. The price per ton of throughput net
of rolling and portable equipment was $51.43 per
tons of throughput.
The buyer has continued the wholesale bulk and
bagged business.

Property Inspected On:
Source of Information:

County Records and Buyer
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COMPARABLE SALE
Type:

Dry Fertilizer Terminal

Location:

591 South Bruce Road, Othello, Washington

Grantor:

Angel Garza

Grantee:

J.R. Simplot Company

Date of Sale:

February 9, 2012

Book and Page:

WD-300072

Legal Description:

Lots 1 and 2, Angel Garcia Trucking Plat, Parcel No.
1529032520001 and 1529032520002, containing
3.81 acres and 4.74 acres total 8.55 acres, more or
less

Rail Service:

CBRC to BNSF

Railroad:

40 car siding (3,000’ more or less)

Building, Machinery and Equipment:

This item consists of a dry bulk fertilizer storage
terminal built new in 2011. It is a concrete stem wall,
wood frame roof with asphalt shingles. It measures
120' by 400', containing a total of 48,000 sq. ft., more
or less. There is a 35' wide alleyway used for vehicle
movement. The balance of the building consists of
80' wide bulk storage areas capable of holding a total
of 25,000 tons of dry fertilizer product. It is filled by
a Ranco stainless steel leg to an overhead Ranco
conveyor rated at 100 tons per hour. The bins are
emptied by portable equipment to a short load out
hopper and leg. The siding is a double track siding of
3,000 ft., capable of holding a total of up to 40 cars.
The office consists of a wood frame, wood-sided
structure with asphalt shingle roof, containing a total
of 1,800 sq. ft., more or less, built new in 2011. The
truck scale consists of an 11' by 90' concrete deck
truck scale installed in 2011. Angel Garcia built this;
however, shortly after construction he immediately
sold it to the J.R. Simplot Company, who intends to
use it as a dry fertilizer terminal.
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Age:

2011 (New)

Condition:

Excellent

Selling Price:

$5,675,000 (cash) does not include any rolling and
portable equipment

Price per Ton:

$227.00

Analysis:

This is the sale of a new fertilizer terminal to a major
retail and wholesale company. This was a fair market
value transaction. Therefore, $5,675,000 / 25,000
tons = $227.00 per ton of fixed storage capacity. This
information was conformed from county records and
the seller. The subject site is located in an industrial
area outside of the community of Othello,
Washington, known as Bruce. Industrial land in this
area in recent times has sold for $18,000 per acre.
The selling price was near the cost of construction.
There was no accrued depreciation from any causes.

Property Inspected On:

January 4, 2012

Source of Information:

Seller, County Records, Personal Inspection
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COMPARABLE SALE
Type:

Retail Fertilizer Plant

Location:

Two miles east of Mitchell, South Dakota

Grantor:

Big Green, LLC

Grantee:

Aurora Coop

Date of Sale:

March 27, 2013

Book and Page:

Book 170, Page 324

Legal Description:

Tracts of land in Section 17, T103N, R59W on the
5th Principle Meridian, Hanson County, South
Dakota containing 19.6 acres, more or less

Sale Price:

$2,233,000 (cash) for fixed assets

Description:

This is a sale of a retail fertilizer facility sold by an
independent to a cooperative. The seller operated an
aerial spray business located about 15 miles from the
property. The facilities are located on 19.6 acres of
land located two miles east and ½ mile north of
Mitchell, South Dakota. The facilities were built
between 1999 and 2003. It consisted of a 1981 wood
frame office, 1981 wood frame metal clad insulated
and heated 1,700 sq. ft. shop, a 3,552 sq. ft. metal
frame and insulated chemical building built in 2003.
There are six 2,000-gallon stainless steel bulk
chemical tanks and meters. In 1999, a 13,488 sq. ft.
dry blend plant with 7,000 tons of dry storage
including an 18’ by 20’ by 40’ blending tower, a 60’
150 TPH stainless steel leg and a 10-ton stainless
steel blender. There was also an additional 60’ high
150 TPH leg and receiving pit. In 1996, a liquid
plant with secondary containment of 30’ by 30’ by 4’
with three 20,000-gallon vertical tanks added. Also,
in 1999 was a 5,200 sq. ft. machinery shed. This sale
was real estate only. It did not include any rolling
and portable equipment.

Analysis:

The seller reported sales of approximately 25,000
tons of dry (22) and liquid product, (3). There is
50,000 acres of custom application.
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COMPARABLE SALE – continued:
Therefore, $2,233,000 (cash) / 25,000 tons = $89.32
per retail ton of sales for fixed assets only. The
breakout of the assets is estimated as follows:
Business Value
Warehouses
Liquid Storage

$
$
$

500,000
300,000
200,000

Total Other

$

1,000,000

Remainder

$

1,233,000

Dry Storage 7,000 tons
Price per Ton

$176.14 (for dry storage)

Property Inspected On:

July 15, 2014

Source of Information:

Buyer, County records and personal inspection
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COMPARABLE SALE
Type:

Wholesale Dry Fertilizer Plant

Location:

Kimball, South Dakota

Grantor:

Gavilon Grain. LLC

Grantee:

South Dakota Wheat Growers Association

Sale Date:

December 31, 2017

Document No.

Book 2018, Page 5024

Legal Description:

Lot 1B Liberty Grain addition in Sections 4 and 9, T103,
R67 Brule County South Dakota containing 14.9 acres,
more or less.

Sale Price:

$5,592,000 (cash)

Price Per Ton:

$133.14 per ton of fixed capacity

Description:

This item consisted of a 2012 Stueve Construction
Company built dry fertilizer storage structure
consisting of 14’ tall 16” thick concrete stem walls
on a concrete foundation. The roof is a steel and
wood frame roof structure with asphalt shingles.
There is a 10’ gallery at the top for equipment. The
building measures 120' by 422' with 14' sidewalls,
containing a total of 50,640 sq. ft., more or less. The
ends are notched to provide structural integrity. It has
six internal bins capable of holding an estimated
41,925 tons of dry bulk fertilizer product. It is filled
from a leg to an overhead conveyor system with
tripper. The bins will be emptied by portable
equipment. There is a 40' by 307' alleyway
containing a total of 12,280 sq. ft., more or less. The
covered load out will measure 68' by 100' containing
a total of 6,800 sq. ft., more or less. Total gross is
69,720 sq. ft. more or less.
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COMPARABLE SALE - continued
Description:

Handling equipment is made by Layco-Yargus
Manufacturing equipment it includes receiving,
transport, blending and load out equipment. It consisted
of the following more or less.
1-Cal Brandt rail car opener
1-Reclaim auger 20’
1-Receiving conveyor 98’
1- Bucket elevator leg 87’ high
1- Overhead belt with tripper 393’ long
1-Lemar support tower 75’ tall
1- Lemar bridge system 63’ long
2- Product conditioners 250 TPH
2- Bucket elevator legs 139” high
1- 200-ton capacity overhead tower with 2-16 ton
blenders
This facility has access to the 110-car loop track that
serves the adjoining Gavilon grain elevator. Total
capacity is 42,000 tons of dry bulk product.

Analysis:

The fixed assets had a reported and confirmed sale
price of $5.592 million. There was no reported rolling
and portable equipment in the sale price. No historical
tonnage was reported. Therefore, $5.592 million /
42,000 tons (fixed capacity) = $133.14 per ton of fixed
capacity, for all fixed assets and attached machinery
and equipment. This complex was built new in 2012.
The 14.9 acres of owned land had an estimated
contribution of $100,000. Minus the land ($100,000)
the remainder to the improvements is $5.492 million.
The facility had an estimated reproduction cost new at
time of sale of $8.14 million. Therefore $5.492 million
/ 8.14 million = 67.47% good.
Total accrued depreciation from all causes was
estimated at 32.53%. The effective age was estimated
at 5 years. Therefore 32.53% / 5 years = 6.51 % per
year depreciation. The typical economic life of this type
of property is estimated at 40 years. The physical and
functional depreciation was estimated at 12.5% (5/ 40).
The external or economic obsolescence is estimated at
a 20.03%. There is no actual historical annual
throughput information available for this analysis.

Property Inspected On:

August 18, 2015

Source of Information:

Seller, County Records and Personal Inspection
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SALES COMPARISON CONCLUSION
There are only four sales of newer fluid fertilizer terminals and four sales for newer dry fertilizer
terminals for analysis. Most terminals are a combination of dry and liquid. The industry is currently
building new terminals that can unload unit trains for better distribution and profits. The data on
fertilizer terminals is on pages 52 through 88. They cover a time period from 2004 through 2018.
On the average the fluid sales were 36,383 tons of fixed capacity with an average of effective age
of 9 years. They sold on the average for $68.39 per ton of fixed capacity and $36.39 per ton of
throughput. On the average, the dry terminal sales were 23,500 tons of fixed capacity with an
average of effective age of 10 years. They sold on the average for $157.76 per ton of fixed capacity
and $53.74 per ton of throughput.
FLUID FERTILIZER TERMINALS
Location
Lawrence, KS
Cimarron, KS
Hennepin, IL
Hastings, NE

Date of Sale
2004
2004
2006
2010

Type of Plant
Fluid
Fluid and Dry
Fluid
Fluid
Average

Size in Tons
2,000
50,575
22,825
70,130
36,383

Age in Years
12
9
5
10
9

36,700

10

Median

Sale Price Per Ton
$
73.50
49.43
98.59
52.05
$
68.39

Sale Price on Throughput
NA
$
36.39
NA
NA
$
36.39

$

$

62.78

36.39

DRY FERTILIZER TERMINALS
Location
Evergreen, AL
Othello, WA
Mitchell, SD
Kimball, SD

Date of Sale
2006
2012
2013
2018

Type of Plant
Dry
Dry
Dry
Dry
Average

Size in Tons
20,000
25,000
7,000
42,000
23,500

Age in Years
20
1
14
5
10

22,500

10

Median

Sale Price Per Ton
94.74
227.00
176.14
133.14
$
157.76

Sale Price on Throughput
51.43
NA
56.05
NA
$
53.74

$

$

154.64

53.74

Without extensive research none of this comparable sale information is available in the
marketplace. The contribution of value will vary by location, age/condition and river, rail verses
no rail. An adjustment is made downward to the comparables to account for the lack of any
business volume in the subject property.
LOGANSPORT FERTILIZER TERMINAL
Location/Section

Storage Capacity

Price Per Ton

Estimated Contribution

Logansport, Indiana
Wholesale Fertilizer Assets
Wholesale Fertilizer Assets
Total

24,000 Dry Storage (Fixed Capacity)
5,500 Fluid Storage (Fixed Capacity)

$70.00
$50.00

$
$

1,680,000
275,000

$

1,955,000

Total Sales Comparison
Approach
$

1,955,000

29,500 Tons

Total

Value Indicated by Sales Comparison Approach (rounded)
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RECONCILIATION OF APPROACHES
LEASEHOLD ESTATE “AS IS”

Value Indication By:
Cost Approach:

$ 1,955,000

Income Capitalization Approach:

$ 1,910,000

Sales Comparison Approach:

$ 1,955,000

Market Value Estimate (Total):

$ 1,955,000

Contribution of Personal Property
(Rolling and portable equipment):

None Included

Estimated Contribution of the
Business Value (page 91):
Estimated Contribution of the Leasehold
Estate “as is” which includes
Lease Land, Buildings, Improvements
Machinery and equipment:

-0-

$ 1,955,000

MARKET VALUE ESTIMATE
The differences in the values above are due primarily to the area of emphasis on the approach. The
cost approach is reproduction or replacement cost new less estimated depreciation in all forms.
The income capitalization approach analyzes profitability and return on investment, while the sales
comparison approach is a comparison of comparable sales with allowances for dissimilar
characteristics. All three approaches have been utilized in the development of this appraisal.
FIRREA and the Uniform Standards of Professional Appraisal Practice appraisal standards require
the appraiser to identify and separately value any personal property, trade fixtures or intangible
items that are not real property but are included in the appraisal. The machinery and equipment
included with the subject property (fixtures) is an integral part of the property, it cannot be readily
removed without eliminating the operating capability of the subject. No Rolling and portable
equipment is included in this assignment. The contribution of the attached machinery and
equipment is in page 43 of this report.
Based upon my investigation and analysis of the data gathered. I have formed the opinion that the
Market Value of the subject property’s leasehold estate which includes leased land, buildings,
improvements, machinery and equipment “as is” free and clear of any liens, as outlined in the
enclosed report, as of September 30, 2018 was a total of One Million Nine Hundred Fifty-Five
Thousand Dollars ($1,955,000).
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BUSINESS ENTERPRISE VALUE
It is my opinion that when the estimated market value exceeds the indication from the cost
approach without any economic obsolescence, there is a business value. Conversely, a significant
difference in the income capitalization and sales comparison approaches could provide an
indication of economic obsolescence which is a factor outside the property that would affect its
value. This factor can be from excessive competition, lack of volume, lack of margins, expense
issues, or a combination of any or all of the above. This property has never been operated and there
is no business value contribution.
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SUPPLEMENTARY INFORMATION
a. Legal Descriptions4
b. Equipment List
c. Flood Hazards Map
d. Appraiser’s Licenses (Kansas & Indiana)

4

Supplied from land lease.
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End of Report
MID-STATES APPRAISAL SERVICES, INC.
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