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GREGORY E. AUSTIN. S.R.P.A.. MA.L
APPRAISER ~ REALTOR
P.O, Box 110 — Tolephone (801) 375-5888
PROVO, UTAH 84601

August 5, 1974‘

City of‘Tropic '
c/o Mr. MonDell Syrett, Mayor
Tropic, Utah

Gentlemen:

As requested, I have completed am appraisal and submit
herewith my report on the market value of the spring belonging
to East Fork Irrigation Company, in the channel of the Paria River
in the Bryce Canyon National Park, about three miles north of the
City of Tropic. :

After an on-site inspection of the spring, analysis of
present and potential use and marketability of water in the area,
it is my opinion the market value of the water in the spring men-

tioned, as of August 1, 1974, is
TWO HUNDRED DOLLARS ( $200.00 ) PER ACRE FOOT

The attached report of 17 pages is a brief description of
the location and water source, measurements, diligence claims
and information abstracted from the market from which the value

estimate has been made.

If we can assist further with this appraisal assignment
or others, please call.

Sincerely,
Gregory E. Austin, M.A.I.

GEA/1lg



; SUMMARY OF IMPORTANT

roperty Appraised

Purpose of Appraisal

» Location of Spring

Diligence Claim

’!.Value'Estimate Per Acre Foot

' -Date of Value Estimate

FACTS AND CONCLUSIONS

Culinary Spring
East Fork Irrigation Co.
Tropic, Utah

To estimate market value
of spring water.

Channel of Paria River,
Bryce Canyon National Park
about 3 miles north of
Tropic, Utah

Acre
No. cfs Feet

2878 (89-360) 0.668 133.32

Two Hundred Dollars
($200.00) per acre foot

August 1, 1974

Grogory & Austin MALL
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APPRAISAL REPORT

PROPERTY IDENTIFICATION

The water appraised flows from a spring or springs
belonging to the East Fork Irrigation Company of Tropic, Utah,
"and is located in the Bryce Canyon National Park along the
:Channel of the Paria River approximately 3 miles north of Tropic,
Garfield County, Utah.

i : '
. PURPOSE OF THE APPRAISAL

k The purpose of the appraisal is to estimate the market
tvalue of water flowing from the spring or springs, identified

. above,

% ' By Market Value is meant the highest price estimated in
:terms of money which the property will bring if exposed for sale
‘on the open market allowinga reasonable time to find a purchaser
+who buys with knowledge of all the uses to which it is adapted
@and for which it is capable of being used, with neither the pur-
" chaser compelled to buy, nor the seller being compelled to .sell.
)

HISTORY .

/ Under Diligence Claim No. 2878 (89-360) the East Fork
i,Irrigation Company of Tropic, Utah, has claim on 0.668 second
"feet of water or 133.32 acre feet or water out of a total of
1.0 second feet or water. The water has been diverted from a
~Stream at a point North 182 feet and West 664 feet from the East
Quarter Corner of Section 22, Tonwship 36 South, Range 3 West:;
and used for the stock watering of 100 horses, 400 cattle,l700
~sheep and 150 swine and used from April 1 to October 31; for the
-Supplemental irrigation of 1673.19 acre, but limited to the sold
supply of 50.0 acres in parts of Section 29, 30, 31 & 32, all of
Township 36 South, Range 2 West; Section 23, 24, 25, 26, 34, 35 &
36, all of Township 36 South, Range 3 West; Section 6, Townéhip
35 South, Range 2 West; Section l, 2 & 3, Township 37 South, Range
3 West. ‘

Grogory E. Austin WAL



2ROPOSZED CHANGE IN POINT OF DIVERSION AND USE

The City of Tropic proposes to purchase from the East
Fork Irrigation Company the above spring or springs and the water
claimed in the above diligence right to be dlverted from Spring
No. 10 at a point south 1735 feet and east 1750 ‘feet from. the
orthwest corner of Section 22, Township 38 South, Range 3 West
and used for the domestic purposes of 1380 famllles and used for
the municipal purposes within the town of rroplc, Utah, in parts
oi Sections 22, 23, 26, 34, 35 & 36, all of Townshlp 36 SOuth,

Range 3 Vest, and Sections l, 2 & 3, Township 37 South, Range 3

j West. The remaining amount of water will be used as heretofore.

The above point of diversion and use ‘chdhge was advertised

in the Garfleld County News, Panguitch, Utah on April 4, 11 & 18,
1974. Protests, if any, to the appllcatlon were to be submitted
to the State Englneer prior to May 18, 1974.. It is .understood
no protesrs were entered. (Copy of notes in Addenda)

~ The Clty of Tropic proposes to 1mprove and stablllze the
spring source, construct a catch basin (under specifications of
the State Health Department) plpe the water approximately three
miles to Troplc to be stored in a 150,000 gallon tank. This. is
to be used for domestic purposes for 180 famllles. There are now
approx1nately 110 families being served by the Tropic cullnary
water supply. '

MEASURE OF FLOW

i

Measurements of the spring  flow were taken in February and
July of 1974. '

On February 19, 1974, a measure was made by the Parshall
Flume by James C. Sandberg of Sandberg Engineers, Cedar City.

(See Addenda for Engineers letter) This measurement was 256.6
gallons per minute or 0.57 cubic foot per second.

' A measurement at about that same time by Canyonlands
Engineer, as confirmed by Mr. John Ashurst, verified the measure-
ment at about 250 gallons per minute.. ' '

On July 11, 1974, Canyonlands Engineer, Mr. John Ashurst

" Grogory E Austin M.ALL
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measured the spring flow in the presence of ehe appraiser at

about 124 gallons per minute or 0.28 cfs. (See pnotos in

Addenda). These measurements are summarized as follows:

Water Flow Measurements

- Acre Feet

: Date cfs . gom (365 davs) 4@”6
i February 19, 1974  0.57  256.5 AN12.45
I July 11, 1974 0.28  124.0 200.75

! In this appraisal the final value estimate has not been
| extended as the total annual water flow is not known. The above
two measurements, in my opinion, are not adequate to realistically
and accurately estimate the annual flow from the springs under
aopraisal These are only two measurements made of the spring,
one in February, the other in July, and these, in my opinion,
-are not representative nor can they realistically be used to
estimate the annual flow. The 1974 flow is below normal because
of the exceptionally dry year. 1In the improvement of the spring
nead and the construction of the catch basin additional water

i might be developed and captured which would also change the
total flowage.

FORMULAS USED FOR WATER MEASUREMEHT AND CONVERSION

The following formulas have been used in the measurement
of the conversion of water for purposes of this appralsal

l. cfs x 448.831 = gpn
2. gpm % 448.831 = cfs x 1.98 ft/day
3. Gallons x .00000307 = acre feet

4. Acre feet x 325,851 = gallons

Grogory E Auitin MA.,
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fSTATE BOARD OF HEALTI! WATER REQUIRTVINTS

3 t is understood the State Board of Health requirements
~£for domostic culinary water supplies including housechold and vard
wauerlng area:

: 1. 1l.11 gallons per minute per connection,
2. 800 gallon storage capacity per connection.

“ IARKET DATA AND VALUE ESTIMATE
? ' The following information has been abstracted from the
lna“ket ‘correlated to the subject spring and used to arrive at

Pthe final value estimate. The market data approach is a method
ﬁof estimating value by comparing, weighing and relating sales

?of comparable property. Water in this region is typically spld
Eon a per share basis. As water delivery varies, the most meaning-

fful common denominator for comparlson and appraisal and used herein
[}
4to estimate value, is a "per acre foot".

Tropic is about 6300 feet above sea level--a semi-arrid
;area east of Bryce Canyon National Park. There is a limited supply
!and an lncrea51ng demand for water in the area--indicating a sub-
?sequent increase in water value. Mr. Dovle Cottam, Garfield
County Assessor, confirmed that the price per share of actual
sales, has gone from $75 to $600 per share. This would be indi-
cative of the increasing values that would be consistent in this
southern Utah location.

Tt

Market Data

1. Mr. Reeves Baker, Escalante, (Secretafy of the
i Escalante Irrigation Company) confirmed that shares of
irrigation water are curfently selling in the range of
$500 to $600 per share. Within the past year the com-
pany has purchased and sold fraction shares on the
basis of $500 per share. Some water has changed hands
on the open market for $600 per share which would be
probably more indicative of market value. There are

presently 1600 shares in the company. Zaci share has
been delivering an estimated four cfs for one hour every

Grogory & Avenin VoA



two weeks during the water season which opens .in
mid-April ‘and extends through about mid-October.

No actual measurement or calculation is availaclc

on acre fect delivered but an estimated‘four cubic
foot per second for one hour 12 times during the
season (two watering turns each month ‘for May, June,
July, August and September and one each for October,
total 12) would be a total delivery of 0.33 acre feet -

per hour x 12 watering periods, which is 3.96 acre

foot per share. The market value being $600 a share
would 1ndlcate $152 per acre foot. (4 cfs x 1.98 =
7.92 acre foot/day %+ 24 hours = 0.33 acre foot/hour

X 12 watering turns = 3.96 acre foot/share) Water

in the Escalante Irrigation Company originated in the
Aquarius Plateau area and is part of the Escalante
River drainage terminating in the Colorado River.
Escalante is comparable to Tropic as to elevation,
climate and growing'seasons

2. Recent transfers of water from Panguitch Lake
were made on the basis of 1.68 acre foot per share.
This could vary to as much as 2.5 acre foot per share
which would probably be a little more realistic.
Panguitch Lake water valued in the range of $250 to
$300 per share indicates value estimate as Follows.

Deliverv Range (Pexr Share)

Value Per Share 1.68 acre foot 2.50 acre foot
$250 $149 $100
$300 $179 7 $120

In May of 1974, Mr. Frank Thomas (Panguitch) purchased
from Mr. Bernard Henry (Panguitch) a 4.5 acre tract
of land about one mile east of Panguitch on U.S. HIghway

89 which included five shares of West Panguitch Irrigation

Water which was valued at $300 per share. On the above

calculation this would indicate a range of somewhere in +the

area of $120 to6 $179 per acre ‘oot.

Grogary £ Austin M A,



3. A 1lS5-year average of water delivered in
the Sevier River Drainage is 1.8 acre foot per
share. Water in these companies is presently in
the range of $300 to $350 per share. This indicates
a value’estimate range as follows:

Per Acre Foot

Value Per Share Acre Foot Per Share Value Estimate
$300 1.8 $167

$350 1.8 $194

The above indicates a range of $167 to $194 per acre
foot based on a value range of $300 to $350 per acre
and on a 1.8 acre foot per share delivery as indigated
by the 15-year average for the Sevier Riveriﬁrainége.

4. In the Spring of 1974, Mel Meacham sold to
Roy Chlarson, (both of Tropic) a 7+ acre parcel about
1/2 mile east of Tropic. This is.i:rigated land, level
cultivated and included 6 shares of East Fork Water.
This property (land and water) sold for $7,000.
: There are 13,831 sha:es,in thi$~company and actual
flow for three years is:

Year Acre Foot Flow
1968 5041
1969 6438
1972 3135

While the flow naturally varies from year to year,
an average 0.33 acre foot per share is indicated. This
would indicate the East Fork Irrigation Company requires
roughly three shares per acre foot.

In order to estimate the value of the water from
the above mentioned sale the land is abstracted. Parming
land bordering the communities in the small southern
Utah towns is generally somewhere between $300 ani $500
Per acre~-exlusive of water. This is supported v the

Grogory B Austin MALL



summex 1974 sale from Vernon Spencer, (Escalante),
to Dovle Cottam, (Escalante) of 40 acres of good :
; farm land with irrigation water being valued at
Q $600 per share leaving land at $400 per acre. In -
; this analysis, a per acre foot range is indicated
‘as follows: '

"Szles Est. Land Value Water _  Indicated Water Value
yPrice Per Acre Totali Shares Total DPer Share Der Acre Foot

157,000  $300  $2,100 60  $4,900  $82 x 3 = $246
$7,000 $400 $2,800 60 $4,200 57'0x3‘= $210

The above calculations indicaté a per acre foot range
of $200 to $250.

In each of the above mentioned cases, water delivery is
typically mid-April to mid-October. It has been abstracted and
correlated to subject on a "per acre foot" basis.

Within the past year there were two other stock transfers
that I investigated: :

1. Warren Frazier to Investment Group---200 shares, and

2. John Neimann to Whitmore & Goodman---450 shares.

Because of the nature of these transactions I was not
able to abstract a watef value estimate.

The sale used is a market transfer, but has required
adjustment and abstraction and thus weakening the rQSult. It,

however, is further data for consideration in the total market
study. o

Gragory E Austin MALL
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CONCLUSION

The purpose of the appraisal is to estimate the market

' value of a per acre foot of water from a Spring or springs
i originating in the Paria River channel about three miles north

of Tropic. The date of value estimate is August 1, 1974,

Two flow measurements were made in February and July
of 1974, These are not conclusive, in my opinion, to estimate
the potential flow. With the improvement of the catchment basin,
the flowage could be increased and, therefore, I have not nade
an estimate of the total water flow. The value estimate in this
report is made on a "per acre foot" basis. ,

This appraisal has made no attempt to estimate the
volume of water the spring or springs have produced in the past
or the volume the springs are capable of producing in the future.

Tropic is located in the semi-arrid region of Southern
Utah. There is increasing growth, speculation and development
in the area. There is an increasing demand for and subsequent
value of water.

After inspecting subject spring and analyzing its
potential, as it relates to demand for and market of water in
the area, it is my opinion that the water under appraisal, has
a market value, as of August 1, 1974, of"

TWO HUNDRED DOLLARS ( $200.00 ) PER ACRE FOOT

Respectfully submitted,

Gregory E. Austin, M.A.T,



CERTIFICATE OF APPRAISAL

: I hercby certify that I have personally inspected the
" mroperty described herein, of the -spring oelonging to East Fork
. Irrigation Company, in the channel of the Paria River in the

. Bryce Canyon National Park, about three miles north of the City
*“of Tropic, Garfield County, Utakh. ‘

: I certify that I have no interest, past Or contemplated,
"in the proverty described herein and that neither the employment *
: t0 make the appraisal, nor the compensation, is contingent on

i the value of the property.

I have no personal interest or bias with respect to he
subject matter of this appraisal report or the parties involved.

i
; I certify also that according to my belief and knowledge,
!all statements of fac: contained in this report, upon which the
ranalyses, opinions and conclusions expressed herein are baseg,
;are true and correct, subject to the contingencies and limita-
 tions stated elsewhere in this report.

i I also certify that the appraisal has been made in con-

i formity with and is subject to the requirements of the Professional
.iStandards of the American Institute of Real Estate Appraisers.

J No one other than the undersigned Prepared the analyses,
#opinions and conclusions concerning real estate that are set

» forth in this appraisal report.

i I further certify that my estimate of market value, as
i of August 1, 1974, is

4 TWO HUNDRED DOLLARS ( $200.00 ) PER ACRE FOOT

' - Gregory E. Austin, M.A.T.
Date: Aucust 5, 1974

. Assisted by:

Gragory B Austin M.A.,
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CONTINGIDMT AND LIMITING CCNIITIONS

 This report carries the following contingencies and limiting
.conditions:

1 We believe to be reliable the information which was furnished
to us by others, but we assume no responsibility for its
3 accuracy.

2. Possession of this report, dr a copy thereof, does not carry

! with it the right of publication, nor may it be used. for

| any purpose by any but the client for whom it was made without
the previous written consent of the appraiser or the client
and then only with proper qualification. .

3. We are not required to give testimony or to appéar in court

' by reason of this appraisal, with reference to the property
in question, unless arrangements have been previously made
therefor. . .

Neither all nor any part of the contents of this report
(especially any conclusions as to value, the identity of
l the appraiser or the firm with which he is connec:ted, or
any reference to the Amercain Institute of Real Estate
Appraisers or to the M.A.I. or R.M. designation) shall be
disseninated to the public through advertising media, '
public relations media, news media, sales media or any other
public means of communication without the prior written
consent and approval of the appraiser. :

-
.

Grogery & Auutin MAL



QUALIFICATIONS OF GREGORY L. AUSTIM S.R.P.A., M.A.TI.

!’
Resicent of Provo, Utah

. Owaoer and manager of Gregory E. Austin Company, Real Estate

Broxerage and Real Estate Appraisals.

Actively engaged in real estate business since January 1, 1944,

+ speciaiizing in fee appraising, brokerage and counseling.

Instructor in Real Estate Appraising, Special Courses and Con-
ferences, Brigham Young University and Utah Technical College
at Provo, Utah.

Qualified as Expert Witness on real estate values, Second, Third,
Fourth and Sixth Judicial Districts, State of Utah, also the
Federal Court for Utah.

Over thirty-five hundred written appraisal reports on real pro-
perty in the State of Utah.

Member of

National Association of Real Estate Boards

American Institute of Real Estate Appraisers
Holds M.A.I. Designation '
(Utah Chapter President, 1967)

- Society of Real Estate Appraisers
Senior Real Property Appraiser - Holds SRPA Designation
Utah County Board of Realtors ~
(President, 1955)

Utah County Multiple Listing Bureau
(Chairman, 1954) .

Some Appraisal Clients Include

General Services Administration Utah State Department of Highways

Utah State Building Board Mountain Bell Telephone '

Utah State Attorney General U. S. Forest Service

L. D. S. Church zions First National ‘Bank

State of Utah - Division of State of Utah - Division of
Wildlife Resources Parks & Recreation

Brigham Young University Firest Security Bank of Utanh, N.A.

. Many assignments from banks, attorneys, and individuals in the State
' of Utah. '

Grogory £. Austin MALL



QUALIFICATIONS OF BOYD JAY HELQUIST, RM-GRA
Resident of Provo, Utah

i EDUCATION
Sachelor of Science, 1964, Bricgham Young University

¥aster of Science, 1966, Brigham Young Universicy

SPECIALIZED APPRAISAL EDUCATION

Appraisal Courses of the American Institute of Real Estate
Appraisers: '

Real EState Appraisal I, "Basic Principles, Methods and
Techniques", 1966, Salt Lake City
Real Estate Appraisal II, “Urban Properties", 1967, Berkeley

Real Estate Appraisal V, "Grazing Lands and Cattle Ranches"”,
1968, Logan

Elective Examination No. 8, "Single-family Properties", 1968,
Salt Lake City

Real Estate Appraisal I-B, "Capitalization Theory and
Techniques", 1972, Seattle

PROFESSIONAL MEMBERSHIP

Residential Member (RM--Certificate No. 106), American Institute
of Real Estate Appraisers

Senior Residential Appraiser (SRA), Society of Real Estate
Appraisers

" Realtor, Utah County Board of Realtors

EXPERIENCE

Associated with Gregory E. Austin, M.A.I. (Broker and Appraiser)
since 1963.

Grugory & Autin MA.L
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Newspaper Axrticle
stating change intentions

Letter from Sandberg Engineers

'Photographs of Subject
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ADDENDA ITEM A

R-779% (89-1133) Tronic né
past forx irmization Co., Tiro
pic, Ulan 84776, proposis 1o
cl\..“;e the pu...t of diversion
niace and nature of use of
0.968 sce, ft. of water or 232,52
ac it. of water out of a toi!
of 1.0 soe. fU.af water as evie
dencad hy Dillgence Claim Na.
2073. (39-&:0‘, The water s
_been diverted from a sirean

at a point N, 332 fi, end W.-

634 it from KV Cox. S2e. 28,

T368, R3W; and used for the

stockwitoring af 100 horses,
400 catile, 740 shoep and 150

swine; and used from Avr, 1.
to Oct. 31 for the supplemental
irrigation of 1673.1% acs, bul -
limited to tie sole supply of -
50.0 acs. in pari. of Sacs, 29,

30, 31 and 32, all TS6S, R..\"
Secs, 23, 24,25, 26, 34, 35 and -
36 all T36S, RAW; Sec. 6, T37S,
RaW;: Secs 1 2 .nJ 3 T37.,,
R3W.. e

Hewuter 0.03¢ b~c ft. of".

water or 133.32 ac. ft, of water

is to be diverted from Spr*n, :

No.-10 at a. pomr S.. 1735 it.

and E. 1750 i, from NW Cor_".

Sec, 2.. T26S, R3W; and wsed -

for the domcstxc purposes of -

180 fainilies and used for the
mammp:u purposes-within the
Town of Troclc Utah in parts..
‘of Secs. 22/ -3’ .28, 34, 35 ang -
35, all T38S, RSW; aud Secs..-

.1. 2 and 3,/ T37S, RSW. The -

remaining amount -of - wa:cr
will “‘bie used 2s-heretofore.

Prolests resisting the grant--°

ing of thesa’ —:p"ﬁ.:catlons with.
reasons iherefore must be fiis.
ed in .d‘..p‘zmte with the State
Zngincer, 442 Sinte Canitol,
Salt Lake Cuv Dt.sn 84114, on.
or before May 18,1974, ‘
Dec C. Hansen
: X STAL« uJ\\Jil nl.n.n\
Published in the Garfiald Coune
ty Newa, 7 .:n,;..'x.d.. Gl 84735

"'Dd' - e VS ey
shdat o, A‘. wasie mat, W,

Gregory £ Aushin M.,



ADDENDA ITEM B
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99 NORTH MAIN STREET

#O8T GFRICE 30N 826

CiDAR CITY, UTAH L3726 ©
Telephone H01 5386-93744

N R . oo —~

H
— ~ - .-J. — ot — o > hd an A .'..-.-'».').L) !
¢

’ SaURCE
oS
Spwnﬂl

K2€
A= ?1 G748 *
Tobruary 21, 1974 Parin
- Froe
r. Fen Fsplin, Avoraiser : . CHALNEL

Utah Properties of Cedar Cityv, Inc. -,
9 Noreh Maln

LIRRNCVR

Doar Nr. Esplin:

The water was measured by a Parshall Tlume in the
Spring in Bryre Canyon Hational Park along the

channel of Paria River approximatelv 1300 feet South
of M1/4 Cor., Sec. 22, T36S, R3W, SLD&M on February 19,
1974. . K

The flow from the springs was found to he 0.28 cfs
(126 gpm) along the South Bank of the channel and
0.29 cfs (130.5 gpm) along the Morth Bank for a total
of .57 cfs (256.5 gpm). '

All of the water is springing up in the bottom of the
Paria Flood Channel. The elevation of the spring is
6685. The elevation at Tropic City is 6300. - The
Cistance is 3.31 miles from Tropic City ~ Morth along..

U-54. o

This information is to assist you in your appraisal
of the spring.

Verv trulv vovrs,

VW W/ 4%

JCS:em
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Looking along Paria River Channel
‘at spring head
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~ Flume measure of
stream along south side of channel
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