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File No.
LAND APPRAISAL REPORT

Owner Census Tract Map Reference

Property Address

City County State Zip Code

Legal Description

Sale Price $ Date of Sale Property Rights Appraised Fee Leasehold De Minimis PUD

Actual Real Estate Taxes $ (yr) Loan Charges to be paid by seller $ Other Sales Concessions

Client Address

Occupant Appraiser Instructions to Appraiser

ID
E

N
T

IF
IC

A
T

IO
N

Intended User Intended Use

Location Urban Suburban Rural Good Avg. Fair Poor

Built Up Over 75% 25% to 75% Under 25% Employment Stability

Growth Rate Fully Dev. Rapid Steady Slow Convenience to Employment

Property Values Increasing Stable Declining Convenience to Shopping

Demand/Supply Shortage In Balance Oversupply Convenience to Schools

Marketing Time Under 3 Mos, 4-6 Mos. Over 6 Mos. Adequacy of Public Transportation

Present Land Use %1 Family %2-4 Family % Apts % Condo % Commercial Recreational Facilities

%Industrial % Vacant % Adequacy of Utilities

Change In Present Land Use Not Likely Likely(*) Taking Place (*) Property of Compatibility

(*) From To Protection from Detrimental Conditions

Predominate Occupancy Owner Tenant % Vacant Police and Fire Protection

Single Family Price Range $ to $ Predominant Value $ General Appearance of Properties

Single Family Age yrs to yrs. Predominant Age yrs Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise):

N
E

IG
H

B
O

R
H

O
O

D

Dimensions = Corner Lot

Zoning Classification Present Improvements do do not conform to zoning regulations

Highest and best use Present use Other (specify)

Public Other (Describe) TopoOFF SITE IMPROVEMENTS
Elec. Street Access Public Private Size

Gas Surface Shape

Water Maintenance Public Private View

San. Sewer Storm Sewer Curb/Gutter Drainage

Underground Elect. & Tel. Sidewalk Street Lights Is the property located in a HUD identified Special Flood Hazard Area? No Yes

Comments (favorable or unfavorable including any apparent adverse easements, encroachments or other adverse conditions):

S
IT

E

The undersigned has recited three recent sales of properties most similar and proximate to subject and has considered these in the market analysis. The description includes
a dollar adjustment reflecting market reaction to those items of significant variation between the subject and comparable properties. If a significant item in the comparable

property is superior to or more favorable than the subject property, a minus (-) adjustment is made thus reducing the indicated value of subject; if a significant item in the
comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

For the Market Data Analysis See grid below See narrative attachment

SUBJECT PROPERTY COMPARABLE NO.1 COMPARABLE NO.2 COMPARABLE NO.3

Address

Proximity to Subject

Sales Price $ $ $ $
Price / $ $ $ $

Data Source
+(-)$ +(-)$ +(-)$

Date of Sale and DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTIONAdjustment Adjustment Adjustment

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj.(Total) Plus Minus $ Plus Minus $ Plus Minus $

Indicated Value

M
A

R
K

E
T

 D
A

T
A

 A
N

A
L

Y
S

IS

of Subject $ $ $

Comments on Market Data

Comments and Conditions of Appraisal:

Final Reconciliation:R
E

C
O

N
C

IL
IA

T
IO

N

I ESTIMATE THE MARKET VALUE, AS DEFINED, OF SUBJECT PROPERTY AS OF to be $

NL - Land 5/2007 This form may be reproduced unmodified without written permission, however, Bradford Technologies, Inc. must be acknowledged and credited.
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Shaffer  - Lot #2

Viewpoint AG Valuation & Consulting, LLC

05/02/2025

Case No.

Shaffer Investment Group 9710.00 Map 12 Lot 002 Sub 2

Mountain View Estate Subdivision

Temple Franklin Maine 04984

Book 4506 Page 166

89900 11/10/2022 X

103 0 None

Vacant Lot Jerrett Goold Determine market value for estate management

X

X

X

X

X

X

5

95

X

X

31,000 310,000 150,000

7 67 38

X

X

X

X

X

X

X

X

X

X

X

X

The lot is located in a rural area 

approximately 8 miles northwest of Farmington. Edes Brook Road is a gravel town road. Mountain View Road is a private Road with an HOA. 

Electricity has been brought in. The lot is a cutover wood lot that is in the state's tree growth program. A small tax penalty would be incurred to pull 

out two acres for construction of a home or cabin. The elevation and topography of the lot provides views of surrounding ridge lines and mountains.

500" X 1772' 20.34 ac

Rural

X Single-family residential development

X At Street

Bottled

Drilled Well

Private Septic

X

Gravel

X

Sloping

20 acres

Rectangular

Ridge lines

Adequate

X

There are no easements on the property. 

There is a small foundation that would need to be removed.  It is not considered to have an impact on value..

Mountain View Estate Subdivision

Temple, Maine 04984

89900 

11/10/2022

Rural

20.34 ac

View Mountains

Access Private/HOA

Utilities Electric

Improvements

Lot 12E Mountain View Drive

Temple, ME 04984

0.5 Miles Northwest

135,000

11,749

MLS/CH

9/11/2023

Similar

11.49 ac +9,000

Mountains

Private/HOA

Electric

X 9,000

144,000

Lot 7 Mountain View Drive

Temple, ME 04984

0.25 Miles Northwest

129,900

4,190

MLS/CH

11/01/2023

Similar

31 ac -11,000

Mountains

Private/HOA  

Electric

X -11,000

118,900

19B South Strong Road

Strong, ME 04983

15 Miles North

68,000

3,238

ML'S/CHI

04/19/2023

Inferior +6,800

21 ac

Mountains

Paved, Public -6,800

Electric

X 0

68,000

Two of the lots were in the same subdivision of the subject property and had recently sold.  The third sale in Strong is 

further north but had simlar size and attributes of the subjects. All sales are recent enough to reflect current market conditions of the effective date.

Based upon paired market analysis, $1,000 per acre adjustment was made to each comparable. Sale #3 was 

adjusted upward for inferior location and downward for superior paved, public road access.

The three sales were all considered similar to the subject with and average of $110,300 and a median of $118,900. The  final 

estimate of value is $115,000.

11/18/2023 115,000

1 28
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This appraisal report is subject to the scope of work, intended use, intended user, definition of market value, statement of

assumptions and limiting conditions, and certifications. The appraiser may expand the scope of work to include any additional

research or analysis necessary based on the complexity of this appraisal assignment.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the

reporting requirements of this appraisal, including the following definition of market value, statement of assumptions and limiting

conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual inspection of the subject property,

(2) inspect the neighborhood, (3) inspect each of the comparable sales from at least the street, (4) research, verify, and analyze

data from reliable public and/or private sources, and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the

subject of this appraisal for a mortgage finance transaction.

INTENDED USER:
 
 The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE:The most probable price which a property should bring in a competitive and open

market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming

the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both

parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a

reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms

of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold

unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are

necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are

readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing

adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional

lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical

dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's

reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is

subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title

to it, except for information that he or she became aware of during the research involved in performing this appraisal. The

appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency

(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an

identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or

implied, regarding this determination.

3. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,

unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

4. The appraiser has noted in this appraisal report any adverse conditions (such as the presence of hazardous wastes, toxic

substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the research

involved in performing this appraisal. Unless otherwise stated in this appraisal report, the appraiser has no knowledge of any hidden

or unapparent deficiencies or adverse conditions of the property (such as, but not limited to, the presence of hazardous wastes,

toxic substances, adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there

are no such conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any

such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.

Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as

an environmental assessment of the property.

5. If the appraiser has based his or her appraisal report and valuation conclusion for an appraisal subject to certain conditions, it

is assumed that the conditions will be met in a satisfactory manner.

Page of

Viewpoint AG Valuation & Consulting, LLC

05/02/2025

Case No.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in

this appraisal report.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal

Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in

place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison

approach to value. I have adequate comparable market data to develop a reliable sales comparison approach for this appraisal

assignment.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for

sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject

property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior

to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject

property and the comparable sales.

9. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in

the sale or financing of the subject property.

10. I have knowledge and experience in appraising this type of property in this market area.

11. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing

services, tax assessment records, public land records and other such data sources for the area in which the property is located.

12. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from

reliable sources that I believe to be true and correct.

13. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject

property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I have

noted in this appraisal report any adverse conditions (such as, but not limited to, the presence of hazardous wastes, toxic substances,

adverse environmental conditions, etc.) observed during the inspection of the subject property or that I became aware of during

the research involved in performing this appraisal. I have considered these adverse conditions in my analysis of the property value,

and have reported on the effect of the conditions on the value and marketability of the subject property.

14. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all

statements and information in this appraisal report are true and correct.

15. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which

are subject only to the assumptions and limiting conditions in this appraisal report.

16. I have no present or prospective interest in the property that is the subject of this report, and I have no present or

prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or

completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital

status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the

present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

17. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned

on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a predetermined specific

value, a predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the attainment of a

specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage loan application).

18. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I relied on

significant real property appraisal assistance from any individual or individuals in the performance of this appraisal or the

preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this appraisal report.

I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make a change to any item

in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no responsibility for it.

19. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that

ordered and will receive this appraisal report.

Page of

2. I performed a complete visual inspection of the subject property. I reported the site characteristics in factual, specific terms.

20. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; 

the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other secondary market

participants; data collection or reporting services; professional appraisal organizations; any department agency, or instrumentality of

the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser's or supervisory

appraiser's (if applicable) consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any

other party (including, but not limited to, the public through advertising, public relations, news, sales, or other media).

Viewpoint AG Valuation & Consulting, LLC
05/02/2025

Case No.

3 28
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22. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are

defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this

appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and

valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's

analysis, opinions, statements, conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,

statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the

appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and

promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal

report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are

defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this

appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and

valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature Signature

Name Name

Company Name Company Name

Company Address Company Address

Telephone Number Telephone Number

Email Address Email Address

Date of Signature and Report Date of Signature

Effective Date of Appraisal State Certification #

State Certification # or State License #

or State License # State

or Other (describe) State # Expiration Date of Certification or License

State

Expiration Date of Certification or License

SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED

Did not inspect subject property

Did inspect exterior of subject property from street

Date of Inspection

APPRAISED VALUE OF SUBJECT PROPERTY $ Did inspect interior and exterior of subject property

LENDER/CLIENT Date of Inspection

Name

Company Name COMPARABLE SALES

Company Address Did not inspect exterior of comparable sales from street

Did inspect exterior of comparable sales from street

Email Address Date of Inspection

Page of

21. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws and

regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice that pertain to

disclosure or distribution by me.

Viewpoint AG Valuation & Consulting, LLC 05/02/2025

Case No.

Jerrett Goold

Viewpoint AG Valuation & Consulting, LLC

1251 LaValley Rd

Mooers, NY 12958

207-754-2458

jerrett@viewpointag.com

05/02/2025

11/18/2023

CG2960

ME

12/31/2025

Mountain View Estate Subdivision

Temple, Maine 04984

115,000

James Shaffer

j.a.shaffer@gmail.com

4 28
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Maine has seen steady growth of commercial and residential activity in the Portland metro 
region along with secondary areas in Lewiston/Auburn, Augusta and Bangor. More rural 
locations have also seen growth in demand for second homes, ag-lifestyle properties and 
recreational land. Although recent interest rate increases have slowed sales and increased 
days on market, low inventory has continued to keep sale prices strong.  Manufacturing 
throughout the state has seen improved investment activity and production by both paper and 
saw mills.  Despite this recent growth, the state will be required to continue its shift from a 
manufacturing and agricultural based economy to one which is more service and tourism 
oriented.  Maine contains mountains ranges, lakes, numerous state/national parks as well as 
the Atlantic coastline. This provides year-round recreational opportunities for both residents 
and tourists. The unemployment rate had remained stable over the past few years but 
increased dramatically to 9.4% in April of 2020 to due layoffs caused by the Covid-19 
pandemic. It has since rebounded back down to 2.9% in October of 2024 which is similar year 
over year. The state has continued to see a downward trend in population for more rural 
northern areas.  This decrease has been out paced by increases in the southern portion of the 
state concentrated around the Portland metro region. This is a direct result of job growth in all 
sectors. Population growth has increased over the past decade to 1.395 million residents 
which is a 5.1% increase from 2010 census. Median household income ($68,251) and home 
values ($244,800) have continued to increase in recent years.

Franklin County is located on the western part of Maine and borders Quebec along the north.  
The area measures 1,744 square miles and contains 18 towns, 4 unorganized plantations, 22 
unorganized townships and 3 gores with a 2023 total population of only 30,828.  This is a 
increase of 4.7% from the 2020 Census. A large portion of the county to the north is 
undeveloped. The largest town and county seat is Farmington with a population of 7,760 which 
shows stable growth over the past 2-3 decades. The University of Maine at Farmington (UMF) 
is located in town as well as the service area for the subject property and many surrounding 
communities.  The county's historic economic base has been the forest industry. The recent 
explosion and subsequent closure of the Jay Mill was also a major setback for the area. 
Unemployment is higher than the state average at 3.3% but is down from 12.6% due to covid-19 
pandemic in 2020. The county has lower household income at $58,522 and median home values 
are only $176,700.  Year round tourism also plays a major role in the county.  It is home to 
both Sugarloaf and Saddleback Ski areas as well as several large lakes including Rangeley and 
Weld Lake in Mt. Blue State Park.

Temple is a smalll rural community located just northwest of  Farmington. There is no town 
center. Population of the town was 527 in 2020.

5 28
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Hypothetical Conditions:
None noted

Extraordinary Assumptions:
1) Value of lot was completed on the effective date of the report which is the date of death of James Shaffer's 
father on11/18/2023. He will take over his 50% equity in Shaffer Investment Group LLC which purchased the 
property in 2022.  Values have been considered to remain similar since the date of inspection on 12/04/2025. No 
adjustment for market conditions was deemed necesary.

6 28



Produced by ClickFORMS Software 800-622-8727

File No.

Borrower

Property Address

City County State Zip Code

Lender/Client Address

Page of

Viewpoint AG Valuation & Consulting, LLC

05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984

 
                            Edes Brook Road Looking West           

 
             Edes Brook Road Looking East      

 
                            Interior of Lot

 
                                           Interior of Lot      

 
                            Interior of Lot

 
                        Interior of Lot
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Borrower

Property Address

City County State Zip Code

Lender/Client Address
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984

 
                                         Interior of Lot

 
               Entrance to Mountain View Estates
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Deed 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Borrower

Property Address

City County State Zip Code

Lender/Client Address
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Deed 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Sales Contract 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Sales Contract 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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City County State Zip Code

Lender/Client Address
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Sales Contract 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Lender/Client Address
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Sales Contract 05/02/2025
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Google Map 05/02/2025
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Aerial Map 05/02/2025
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N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Soils Map 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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Tax Map 05/02/2025

Case No.

N/A

Mountain View Estate Subdivision

Temple Franklin Maine 04984
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