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October 30 2024 

Paige Hood 

High Country Motel and Cabins 

113 Main Street 

Cooke City, Montana 59020 

Attention: Paige Hood 

Dear Paige Hood, 

Engagement Letter 

The Evaluation of a property utilizes a combination of the information gathered from an exterior observation, interior site analysis, external data sources, previous lease data, property 

assessment data, recent comparable leases, current area leasing information, pertinent property profit and loss information, as well as a thorough photo documentation of the subject 

property. While not all of these gathering methods are utilized in every valuation, the author will work diligently to obtain any relevant information needed to perform the relevant 

assessment approaches presented within the analysis. 

The evaluation includes area information, site description, structure description, county assessment data, pertinent and available documents of record, relevant assessments of value 

which may include {Income, Sales Comparison and Cost), as well as photographs of the subject property. The descriptions and statements made in this analysis are from sources that 

are deemed reliable; however, no warranty is made as to the accuracy thereof. 

This analysis only represents the personal, impartial, and unbiased professional opinion of the authors. The liability of the analysis to the authors shall be limited to the fee collected from 

the client, and the authors assume no responsibility for additional costs incurred by the client on this project. This is an opinion of market value and is not a certified appraisal of the 

market value of the property. If an appraisal is desired, the service of a certified appraiser must be obtained. 

Sincerely, 

Matt Robertson 

Broker/Principal 

,i"IDVE 
V/\ UI, ION� 

m. + 1 (406) 839-0772

e. info@rovevaluations.com
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Income Approach 
Type Monthly Income Annual Income Total Units Total SF 

Section 03 

Valuations 

Comments 

Occupancy
,_$_ 2_0 -,8 -92-.-61 ___ ,__$ _25_ 0_, 7_ 1_1 _.3 _5 _ _,___15-Un_

it ____ ,_7_,3_ 5 _8_S_F_,I 

Income 
received by 

Notes: 
the 

The 
property, 

potential 
with 

gross 
vacancy 

income 
calculated 

shown 
based 
above 

on their 
assumes 

real 
100% 

data. 
occupancy for 365 days. The adjusted gross income, however, reflects the actual rates
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Weighted Total 

Valuations 

Section 04 
Weighted Value 

Income Valuation Approach considers property's estimated value is based on the net income produced or capable to 
produce and considers an expected/appropriate rate of return for the type, condition and location of the subject property. 

Sales Comparison Approach involves finding sold properties comparable to the subject property, and adjusting/comparing 
the comparable to the subject property based on their inherent difference i.e (Time, Motivation, Location, Construction, 
Condition, Type/Use and Economies of Scale). T his approach has been used exclusively. 

Approach to Value 

Income Approach 
Sales Approach 
Weighted Market Value 

Market Value Breakdown 

Overall Price Range 
Final Market Value 

Final Market $/Unit 

Final Market $/SF 

Matt Robertson 
Broker/Principal 

Value Indicated 

I $2,1ss.es1.e1 
I $2,1rn,s12.1s 

Weighting 

I so.00% 
I so.00% 

Blended Values 

I $1,392,s4o_s3 
I $1 359 306 38 
$2,752,147.21 

$/Unit 

I $185,712.11/Unit 
I $181 240 85/lJnit 
$183.4 76.48/Uni t 

$2,718,612.75 - $2,785,681.67 
$2,750,000.00 

$183,333.33/Unit 

$373.74/SF 

10/30/2024 

Report Date 

$/SF 

I $378.59/SF 
I $369 48/SF 
$374.03/SF 
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Cadastral Property Report

Tax Year: 2024

Scale: 1:765.47 Basemap: Imagery Hybrid

Summary

Primary Information
Property Category:  RP Subcategory:  Commercial Property

Geocode:  49-0181-25-3-18-04-0000 Assessment Code:  0000051393

Primary Owner:
HIGH COUNTRY MOTEL & CABINS LLC
404 CIRCLE DR
FAIRHOPE, AL 36532-2603 
Note: See Owners section for all owners

Property Address:
 113 MAIN ST W  
  COOKE CITY, MT 59081 

 Certificate of Survey:   Legal Description:  COOKE CITY ORIGINAL TOWNSITE, S25, T09 S, R14 E, 
BLOCK 15, Lot 14 - 16, LOT 1 - 2 OF BLOCK 16 & LOT 13A OF SD 334

Last Modified:  10/2/2024 18:52:52 PM

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 1 / 9



Cadastral Property Report

Tax Year: 2024

General Property Information
 Neighborhood:  249.150.C  Property Type:  Improved Property 

 Living Units:  0  Levy District:  49-0617-9IN/C

 Zoning:   Ownership:  100

LinkedProperty:  No linked properties exist for this property

Exemptions:  No exemptions exist for this property

Condo Ownership:
 General: 0  Limited: 0

Property Factors
Topography: n/a Fronting: n/a

Utilities: n/a Parking Type: n/a

Access: n/a Parking Quantity: n/a

Location: n/a Parking Proximity: n/a

Land Summary
Land Type: Acres: Value:

Grazing 0 0
Fallow 0 0
Irrigated 0 0
Continuous Crop
Wild Hay 0 0
Farmsite 0 0
ROW 0 0
NonQual Land 0 0
Total Ag Land 0 0
Total Forest Land 0 0
Total Market Land 0.376 410382

Deed Information
Deed Date Book Page Recorded Date Document Number Document Type

6/24/2011 6/24/2011 D 366515 Contract for Deed
4/12/2006 D334 480 N/A
4/12/2006 D334 481 N/A
6/25/2002 R174 988 N/A
10/22/2001 R165 206 N/A
10/22/2001 R165 205 N/A

Owners

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 2 / 9



Cadastral Property Report

Tax Year: 2024

Party #1

Default Information: HIGH COUNTRY MOTEL & CABINS LLC
404 CIRCLE DR FAIRHOPE, AL 36532-2603

Ownership %: 100

Primary Owner: Yes

Interest Type: Conversion

Last Modified: 9/9/2021 12:36:48 PM

Party #2

Default Information: ZUNDEL FLORENCE A
404 CIRCLE DR FAIRHOPE, AL 36532-2603

Ownership %: 100

Primary Owner: Yes

Interest Type: Conversion

Last Modified: 9/9/2021 12:36:48 PM

Appraisals

Appraisal History
Tax Year Land Value Building Value Total Value Method

2024 410382 1437018 1847400 INCOME
2023 410382 1437018 1847400 INCOME
2022 133839 1800161 1934000 INCOME

Market Land

Market Land Item #1

Method: Acre Type: Primary Site

Width: n/a Depth: n/a

Square Feet: n/a Acres: 0.376

Class Code: 2207 Value: 410382

Dwellings

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 3 / 9



Cadastral Property Report

Tax Year: 2024

No dwellings exist for this parcel

Other Buildings

No other buildings exist for this parcel

Commercial

Commercial Summary

Buildings Summary

Building Number Building Name Structure Type Units Year Built
3 Rms #5 & #6 315 - Hotel/Motel, Low Rise (1 to 4 sto-

ries)
2 1952

4 CABINS #1-#4 101 - Residential, 1-family 1 1952

5 HIGH COUNTRY MOTEL #5-#15 315 - Hotel/Motel, Low Rise (1 to 4 sto-
ries)

10 1970

1 MAIN OFFICE & DWELLING 101 - Residential, 1-family 1 1961

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 4 / 9



Cadastral Property Report

Tax Year: 2024

Existing Building #1

General Building Information

Building Number: 3 Building Name: Rms #5 & #6

Structure Type: 315 - Hotel/Motel, Low Rise (1 to 4 stories) Units/Building: 2

Identical Units: 1 Grade: A

Year Built: 1952 Year Remodeled: n/a

Class Code: 3507 Effective Year: 1990

Percent Complete: n/a

Interior/Exterior Data #1

Level From: 01 Level To: 01
Use Type: 013 - Motel

Dimensions
Area: 588 Perimeter: 122
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value
PP1 - Porch, open 1 4 49 0 196 10687.88 10688

Elevators and Escalators

Description Units Rise-ft Stops Speed Capacity Cost

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 5 / 9



Cadastral Property Report

Tax Year: 2024

Existing Building #2

General Building Information

Building Number: 4 Building Name: CABINS #1-#4

Structure Type: 101 - Residential, 1-family Units/Building: 1

Identical Units: 4 Grade: A

Year Built: 1952 Year Remodeled: n/a

Class Code: 3507 Effective Year: 1990

Percent Complete: n/a

Interior/Exterior Data #1

Level From: 01 Level To: 01
Use Type: 013 - Motel

Dimensions
Area: 320 Perimeter: 72
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value

Elevators and Escalators

Description Units Rise-ft Stops Speed Capacity Cost

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 6 / 9



Cadastral Property Report

Tax Year: 2024

Existing Building #3

General Building Information

Building Number: 5 Building Name: HIGH COUNTRY MOTEL #5-#15

Structure Type: 315 - Hotel/Motel, Low Rise (1 to 4 stories) Units/Building: 10

Identical Units: 1 Grade: F

Year Built: 1970 Year Remodeled: n/a

Class Code: 3507 Effective Year: 1985

Percent Complete: n/a

Interior/Exterior Data #1

Level From: 02 Level To: 02
Use Type: 013 - Motel

Dimensions
Area: 1386 Perimeter: 170
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value
PP1 - Porch, open 1 4 63 0 252 13741.56 13742

Interior/Exterior Data #2

Level From: 01 Level To: 01
Use Type: 013 - Motel

Dimensions
Area: 2200 Perimeter: 244
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value
FI1 - Fireplace, 1 opening 1 0 0 0 0 4875 4875

Elevators and Escalators

Description Units Rise-ft Stops Speed Capacity Cost

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 7 / 9



Cadastral Property Report

Tax Year: 2024

Existing Building #4

General Building Information

Building Number: 1 Building Name: MAIN OFFICE & DWELLING

Structure Type: 101 - Residential, 1-family Units/Building: 1

Identical Units: 1 Grade: A

Year Built: 1961 Year Remodeled: n/a

Class Code: 3507 Effective Year: 1990

Percent Complete: n/a

Interior/Exterior Data #1

Level From: 01 Level To: 01
Use Type: 030 - Laundromat/Dry Cleaners

Dimensions
Area: 476 Perimeter: 96
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value

Interior/Exterior Data #2

Level From: 02 Level To: 02
Use Type: 027 - Dwelling

Dimensions
Area: 952 Perimeter: 124
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value
RT1 - Patio, wood 1 0 0 0 232 3242.13 3242

Interior/Exterior Data #3

Level From: 01 Level To: 01
Use Type: 053 - Office

Dimensions
Area: 476 Perimeter: 96
Use SK Area: 1 Wall Height: 10

Features
Exterior Wall Desc: 02 - Frame Construction: 1-Wood Frame/Joist/Beam
Economic Life: n/a % Interior Finished: 100
Partitions: 2-Normal Heat Type: 1-Hot Air
AC Type: 0-None Plumbing: 2-Normal
Physical Condition: 3-Normal Functional Utility: 3-Normal

Other Features
Description Qty Width Length Height Area Calculated Value Unadjusted Value
RT1 - Patio, wood 1 0 0 0 768 8478.85 8479

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 8 / 9



Cadastral Property Report

Tax Year: 2024
RS1 - Utlity Building, frame 1 8 9 0 72 2438.989998 2439

PP1 - Porch, open 1 5 23 0 115 6270.95 6271

FI1 - Fireplace, 1 opening 1 0 0 0 0 4875 4875

Elevators and Escalators

Description Units Rise-ft Stops Speed Capacity Cost

Ag/Forest Land

No ag/forest land exists for this parcel

Easements

No easements exist for this parcel

Disclaimer

The Montana State Library (MSL) provides this product/service for informational purposes only. MSL did not produce it for, nor is it suitable for legal, engineering, 
or surveying purposes. Data from disparate sources may not be in vertical alignment. Consumers of this information should review or consult the primary data 
and information sources to ascertain the viability of the information for their purposes. The MSL provides these data in good faith and in no event, shall be liable 
for any incorrect results or analysis, any lost profits and special, indirect or consequential damages to any party, arising out of or in connection with the use or the 
inability to use the data or the services provided. The MSL makes these data and services available as a convenience to the public, and for no other purpose. The 
MSL reserves the right to change or revise published data and/or services at any time.

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=49-0181-25-3-18-04-0000&taxYear=2024
Referenced on 10/28/2024 9 / 9



Shopping Cart: 0 items [$0.00] 

           

  

Note: Only one search criterion is required (e.g. Parcel # or Owner Name). Entering additional criteria will result in an incomplete
search.

ATTENTION: For Owner Name Searches, you must search LastName FirstName.

The accuracy of this data is not guaranteed. Property Tax data was last updated 10/29/2024 03:00 PM.

Send Payments To:

Send Payments to:
Park County Treasurer
414 East Callender
Livingston, MT 59047
PH: (406)222-4121 or 4119

Property Tax ID:  0000051393
 
Status:  Current
 
Receipt:  6026

2024 Owner(s):
HIGH COUNTRY MOTEL & CABINS LLC
ZUNDEL FLORENCE A

Mailing Address:
404 CIRCLE DR
FAIRHOPE, AL 365322603

Levy District:
0617-RT, Cook City Resort Tax

2024 Value:

Market: $1,803,856
Taxable:  $34,093

 
 
 
 

2024 Taxes:   

First Half: $6,132.89 Due: 11/30/2024
Second Half: $6,132.87 Due:  5/31/2025
Total: $12,265.76

 

2024 Payments:

First Half: $0.00
Second Half: $0.00
Total: $0.00

(May include penalty & interest)

2024 Legal Records:

Geo Code: 49-0181-25-3-18-04-0000 Instru#: D 366515 Date: 2011-06-24

Property address: 113 MAIN ST W, COOKE CITY MT 59081
Subdivision: (COO) COOKE CITY ORIGINAL TOWNSITE Lot: 14 Block: 15
TRS: T09 S, R14 E, Sec. 25
Legal: COOKE CITY ORIGINAL TOWNSITE, S25, T09
S, R14 E, BLOCK 15, Lot 14 - 16, LOT 1 -
2 OF BLOCK 16 & LOT 13A OF SD 334
Acres: 0.38

Geo Code:

https://itax.tylerapp.com/ParkMT/cart.aspx
https://itax.tylerapp.com/ParkMT/cart.aspx
https://itax.tylerapp.com/ParkMT/default.aspx
https://itax.tylerapp.com/ParkMT/default.aspx
https://itax.tylerapp.com/ParkMT/history.aspx
https://itax.tylerapp.com/ParkMT/history.aspx
https://itax.tylerapp.com/ParkMT/PayoffCalendar.aspx
https://itax.tylerapp.com/ParkMT/PayoffCalendar.aspx
https://itax.tylerapp.com/ParkMT/payoff.aspx
https://itax.tylerapp.com/ParkMT/payoff.aspx
https://itax.tylerapp.com/ParkMT/help.aspx
https://itax.tylerapp.com/ParkMT/help.aspx
https://itax.tylerapp.com/ParkMT/pieChart.aspx
https://itax.tylerapp.com/ParkMT/pieChart.aspx
https://itax.tylerapp.com/ParkMT/classcodes.aspx
https://itax.tylerapp.com/ParkMT/classcodes.aspx
https://itax.tylerapp.com/ParkMT/kindoftax.aspx
https://itax.tylerapp.com/ParkMT/kindoftax.aspx
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Jan - Dec 23

Ordinary Income/Expense
Income

Store Sales 65,056.21
Consulting Income 150.00
Lodging sales 610,442.01

Total Income 675,648.22

Cost of Goods Sold
food to be sold at store 12,874.83
Gifts 9,994.34
Beer and Wine 13,712.54

Total COGS 36,581.71

Gross Profit 639,066.51

Expense
ask my accountant 746.03
SBA Loan -25,000.00
change for store 985.00
Amenities for rooms 283.50
Decor

Flowers 1,620.00

Total Decor 1,620.00

Online booking 14,375.97
housing 1,200.00
Fees 0.30
laundry supplies 729.96
refund -826.00
Taxes

Lodging tax 37,651.45
Property Taxes 18,806.82
Resort tax 20,185.45

Total Taxes 76,643.72

Merchant Account Fees 36,786.00
Contracted Services -633.52
subscriptions 103.87
Donations 37.20
Employee Benefits 100.00
shipping 383.83

State income tax 618.33
chargeback 179.92
Advertising and Promoti... 1,658.80
Automobile Expense

Fuel 975.79
car insurance 3,361.60
gas/vehicle maint. 275.40

Total Automobile Expense 4,612.79

Dues and Subscriptions 400.00
Insurance Expense

General Liability Insur... 14,862.77

Beartooth Unlimited
08/29/24 Profit & Loss

January through December 2023

Page 1



Jan - Dec 23

health insurance
health insurance pre... 20,378.16

Total health insurance 20,378.16

Total Insurance Expense 35,240.93

licensing 951.95

Maintenance 3,668.25

Office Supplies 1,425.39
Operating supplies

paper products 682.31
Cleaner 680.16
In room coffee 1,945.22
Toiletries 485.74
Linens 4,101.79
Operating supplies - O... 1,612.46

Total Operating supplies 9,507.68

paperwork fees 59.85
Payroll Expenses

Officer Salaries 69,833.00
Wages 85,158.34
Unemployment 3,605.60
payroll taxes 28,786.13
state tax 8,017.78

Total Payroll Expenses 195,400.85

Rent Expense 40,171.29

Repairs and Maintenance 2,227.45
Utilities

propane 24,708.30
Utilities, water 3,770.48
cable 2,537.85
electric 8,543.30
Phone 5,991.88
Utilities - Other 4,202.50

Total Utilities 49,754.31

Total Expense 453,413.65

Net Ordinary Income 185,652.86

Net Income 185,652.86

Beartooth Unlimited
08/29/24 Profit & Loss

January through December 2023

Page 2




