TUOLUMNE UTILITIES DISTRICT
18885 NUGGET BLVD ● SONORA, CA 95370
(209) 532-5536 ● Fax (209) 536-6485

Committee Chair: B. Balen
Member: R. Ringen

Water Committee Agenda
Monday, November 1, 2021 - 9:00 a.m.
18885 Nugget Blvd., Sonora, California
In order to protect public health and the safety of our Tuolumne Utilities District ratepayers and members
of the public against the COVID-19 pandemic, the TUD office and Board Meetings are physically closed
to the public. Please see paragraphs below for additional information.
Notice: This meeting will be held in accordance with the Governor’s State of Emergency, declared on
March 4, 2020; Cal/OSHA’s recommendations for social distancing; the Ralph M. Brown Act (California
Government Code section 54950, et seq.) as amended by Assembly Bill 361; and the Federal Americans
with Disabilities Act. No physical public meeting location will be provided for this meeting. Instead, the
Board will hold this meeting telephonically using Zoom. All members of the public may observe and
participate in the meeting:
• Via video conferencing at:
https://us02web.zoom.us/j/88270447491?pwd=Wnpmc2tVa01ha214MTNMN0cremVhdz09
•
•
•
•

Via teleconference by calling (253) 215-8782 or (301) 715-8592
US Meeting ID: 882 7044 7491
Password: 956259
Public may also observe and listen to this meeting through the District’s website at
https://tudwater.com/board-of-directors/meeting-agenda-minutes-video/
Or on TUD’s YouTube Channel at Tuolumne Utilities District - YouTube
1. Review Variance Agreement for Water Service to Non-Adjacent Parcel – Callaghan and Page
2. Discussion Regarding Water Service to a Non-Adjacent Parcel in the Community of Jamestown – Curtin
3. Discussion on Land Acquisition for New Zone 4 Tank and Pump Station
4. Discussion and Possible Recommendation on Energy Costs, Sustainability, Alternatives, State
Direction and Policy Development

Note:

Committee Agenda Material can be inspected at the District Office located at 18885 Nugget Blvd.,
Sonora, CA and on our website at www.tudwater.com.
In accordance with the Americans with Disabilities Act, if you need special assistance (i.e. auxiliary aids
or services) in order to participate in this public meeting, please contact the Clerk of the Board, Melissa
McMullen, and (209) 532-5536 ext. 510. Notifications 48 hours prior to the start of the meeting will
enable the Clerk to make reasonable accommodations to ensure accessibility to this public meeting.

Water Committee
Meeting of November 1, 2021
Item #1
Review Variance Agreement for Water Service to Non-Adjacent Parcel –
Callaghan and Page
Recommendation:

It is recommended that the committee allow this item to be agendized for consideration by the full
Board.

Background:

Victoria Callaghan and David Page own a vacant property (APN: 035-210-018) within the City of
Sonora upon which they intend to build one single-family residence and one accessory dwelling unit.
The property is approximately 390’ from the nearest District water main. City Ordinance requires new
construction projects connect to public water and sewer systems. To serve the property, Mrs.
Callaghan and Mr. Page are requesting a variance from Water Rules and Regulation 6.02 which
requires a public main be adjacent to the property in order to be served by the District.

Discussion:

The Callaghan-Page property is approximately 390’ from the nearest District water main. City
Ordinance requires new construction projects connect to the public water system. To serve the
property, Mrs. Callaghan and Mr. Page are requesting a variance from Water Rules and Regulation
6.02 which requires a public main be adjacent to the property in order to be served by the District.
Approval of the variance would allow the owners to install a public water service lateral with water
meter at the District’s nearest existing main in the Shaws Flat Road right-of-way and approximately
390’ of private water line through an existing driveway across the intervening parcels owned by
Sonora Union High School APN: 035-210-015 and 035-210-009. The District’s operation and
maintenance responsibilities would end at the water meter at the public water main. Mrs. Callaghan
and Mr. Page would be responsible for the operation and maintenance of the private water line from
the water meter to their residence. The owners are in communication with the school and have
verbally received permission to construct the private water line. A letter from the school is
forthcoming.
District staff see no advantage at this time in extending a public water main to the Callaghan-Page
parcel and staff are therefore supporting the requested variance for the following reasons:
1. All the parcels adjacent to the proposed pipeline are currently served by the District.
2. No additional parcels are currently requesting service that could benefit from a water main
to the Callaghan-Page parcel.
3. Extending a water main to serve one additional customer increases District operation and
maintenance responsibility.
4. The variance includes a requirement to execute and record the attached agreement
obligating the property owner to participate in the costs to extend a future water main should
such a project be undertaken in the future.
A District sewer main is located adjacent to the Callaghan-Page parcel; therefore, sewer service is
excluded from participation agreement. Sewer service to the Callaghan-Page parcel will require the
owners to install a public sewer service lateral from the existing main to the parcel and payment of

sewer capacity fees.

Attachments:

Vicinity Map, Participation Agreement, Exhibit Map, Google Earth Aerial and Street View

Assessor's Parcel No.: 035-210-018
Recorded at the request of
and when recorded return to:
TUOLUMNE UTILITIES DISTRICT
18885 Nugget Blvd.
Sonora, CA 95370

AGREEMENT REGARDING WATER TO A NON-ADJACENT PARCEL
IN THE CITY OF SONORA – CALLAGHAN AND PAGE.
This AGREEMENT is made and entered into as of
, by and between TUOLUMNE UTILITIES
DISTRICT, a county water district formed under the California Water Code in Tuolumne County, hereinafter referred to as
"DISTRICT", and Victoria R. Callaghan and David W. Page, hereinafter referred to as "OWNERS".
WITNESSETH:
WHEREAS, OWNERS, own 2.7 acres of land, with Assessor Parcel Number: 035-210-018, located in the City of Sonora,
(hereinafter referred to as “Parcel”); and
WHEREAS, a legal description describing said Parcel is attached hereto as Exhibit A; and
WHEREAS, a map showing said Parcel is attached hereto as Exhibit B; and
WHEREAS, OWNERS’ Parcel is currently vacant and the OWNERS intend to build two single family residences on the property;
and
WHEREAS, OWNERS have requested water from the DISTRICT; and
WHEREAS, the DISTRICT owns and operates a water main in the Shaws Flat Road right-of-way that is not adjacent to OWNERS’
Parcel, but is approximately 390’ East of said Parcel; and
WHEREAS, the DISTRICT’S Water Rules and Regulations Section 6.02 require a DISTRICT water main and meter to be adjacent
to a parcel in order to establish service; and
WHEREAS, OWNERS have requested a variance from DISTRICT’S Water Rules and Regulations Section 6.02 to obtain water
service through a private water line in lieu of extending the public water main; and
WHEREAS, the DISTRICT does not foresee an eminent extension of a public water main to the area but does find other parcels
could be served by same.
NOW THEREFORE, in consideration of the mutual covenants and conditions contained herein, it is hereby agreed that treated
water service shall be provided by DISTRICT to OWNERS’ Parcel subject to the following terms and conditions:
1. OWNERS acknowledge and agree that DISTRICT’S Water Rules and Regulations require, without limitation, that in
order to connect to DISTRICT’S public water system, DISTRICT water mains must be located adjacent to the
Applicant’s property and opposite the proposed location of the Applicant’s service. The DISTRICT’S Water Rules and
Regulations further require that where a public water main does not exist adjacent to an Applicant’s property the public
water main shall be extended at Applicant’s cost in order to establish service consistent with the provision of the Water
Rules and Regulations. DISTRICT has determined that in order to provide service to OWNERS’ Parcel a public water
extension from Shaws Flat Road to a point most immediately adjacent to Parcel’s access location is required.
2. Notwithstanding (1) above, in lieu of extending the public water main, the DISTRICT will authorize use by OWNERS of
a private water line crossing APNs: 035-210-015 and 035-210-009 to DISTRICT’S public water system. Water service
through said private water line is subject to the following conditions:

Agreement for Water Service
Callaghan and Page
APN: 035-210-018

a. Easements and Pipeline Fitness. OWNERS, and their successors, assigns or heirs will be solely responsible
for creating, obtaining and/or verifying adequate easements on private property that may be required for
construction, operation, and maintenance of the private water and lines from the DISTRICT’S facilities to
OWNERS’ Parcel. OWNERS, and their successors and assigns, will be solely responsible to ensure the private
water lines and related facilities are located within their intended and existing easements, function properly, and
are capable of reliably and responsibly providing water service to and from OWNERS’ Parcel. DISTRICT shall
not be liable for any inadequacies or failures of the private water lines, related facilities, or any easements.
b. Meter. Upon providing satisfactory proof to the DISTRICT that OWNERS has the necessary easements to
establish water service from DISTRICT, and that said private water lines function properly, reliably, and
responsibly, the DISTRICT will install a water meter and related appurtenances to provide water service to
OWNERS’ Parcel at a point on the DISTRICT’S existing facilities located within the Shaws Flat Road right-ofway approximately 165’ East of OWNERS’ Parcel, after OWNERS apply for service and pay all applicable
connection fees and capacity charges.
c. Maintenance. OWNERS, and their successors and assigns, will be solely responsible for the operation,
maintenance, repairs, replacement, and liability related to the private water lines and related facilities from the
water meter at the Shaws Flat Road right-of-way to OWNERS’ Parcel.
d. Participation in Future Water Main Project Required. If, subsequent to the effective date of this Agreement, a
public water main is extended to a point adjacent to the frontage of OWNERS’ Parcel, OWNERS, or their
successors and assigns, shall participate in sharing the costs of construction of the water main extension (“Fair
Share Cost”). If the future water main is extended by neighboring property owners, OWNERS’ Fair Share Cost
shall be calculated per DISTRICT’S reimbursement policies specified in Section 8.14 of DISTRICT’S Water
Rules and Regulations, as may be amended from time to time, or as otherwise agreed to by DISTRICT,
OWNERS’, and neighboring property owners.
If the future public water main is extended by the DISTRICT, OWNERS’ Fair Share Cost shall be determined
by the DISTRICT Engineer and adopted by the DISTRICT Board of Directors. In such an event, DISTRICT
shall disconnect the private water line and relocate the water meter to the new main at the frontage of the
Parcel. The cost of such relocation shall be borne by OWNERS.
Failure of OWNERS, or their successors, assigns or heirs to willfully participate in construction of a future water
main project shall result in DISTRICT filing a Lien against the Parcel for the water main participation costs. In
such case the DISTRICT Engineer shall determine the cost share amount and file the Lien.
e. OWNERS agree to abide by each of the provisions of the DISTRICT’S Water Rules and Regulations as
amended from time to time.
3. Failure to Perform. The failure of either party hereto to insist, in any one or more instances, upon performance of any of
the terms, covenants or conditions of this Agreement, shall not be construed as a waiver or a relinquishment of the right
or duty of future performance of any such terms, covenants or conditions of the other party, but the obligation of such
party with respect to such future performance shall continue in full force and effect.
4. Indemnification. OWNERS and any successors, assigns, or heirs shall defend, indemnify and hold the DISTRICT
harmless against any and all claims, including payment of reasonable attorney’s fees and costs, for loss, legal
challenges, personal injury, death, or property damage resulting from, related to, or arising out of the DISTRICT'S
approval of this Agreement, including the private water line, its related facilities, and water line easements as generally
shown in Exhibit “B. This indemnification shall survive the termination of this agreement.
5. Successors and Assigns. This Agreement, and all of the rights and obligations herein contained, shall bind and inure to
the benefit of the respective successors and assigns of the parties hereto.

Agreement for Water Service
Callaghan and Page
APN: 035-210-018

6. Term of Agreement. The term of this Agreement shall remain permanent after the date hereof, until such time that both
parties mutually agree to its termination.
IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be executed by their respective officers, duly
authorized, and their respective seals to be here unto affixed, as of the day and year first above mentioned.

By:
Victoria R. Callaghan
Owner
By:
David W. Page
Owner

By:
Don Pekins
Interim General Manager
TUOLUMNE UTILITIES DISTRICT

Attest:
By:
Melissa McMullen
Executive Secretary/Board Clerk

Agreement for Water Service
Callaghan and Page
APN: 035-210-018

EXHIBIT A
Land Description
A.P.N.: 035-210-018
That certain 2.7± acre parcel of land with the City of Sonora, designated with Tuolumne County Assessor’s Parcel Number
035-210-018 and described by Document #2020014861 recorded in the Official Records of Tuolumne County on November
13th, 2020, and said parcel being situated in the Southerly ½ of Section 36, T.2N., R.14 E., M.D.B.& M., Tuolumne County,
California.
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Water Committee
Meeting of November 1, 2021
Item #2
Discussion Regarding Water Service to a Non-Adjacent Parcel in the
Community of Jamestown – Curtin
Recommendation:

District staff is seeking direction from the Committee regarding water service to a non-adjacent parcel
in the community of Jamestown.

Background:

John Curtin owns a vacant property (APN: 056-210-080) upon which he intends to build one singlefamily residence. The property is approximately 2,000’ from the nearest District water main in
Harvard Mine Road. To serve the property, Mr. Curtin is requesting a variance from Water Rules and
Regulation 6.02 which requires a public main be adjacent to the property in order to be served by the
District.
District staff initially informed Mr. Curtin water service to his property would require converting a 6-inch
private waterline to a TUD water main and then extending a new water main 1,350’ +/- to his property.

Discussion:

Approval of the variance would allow Mr. Curtin to install a public water service lateral with water
meter at the District’s nearest existing main in the Harvard Mine Road right-of-way and approximately
2,000’ of private water line through an existing driveway across approximately 6 intervening parcels.
The District’s operation and maintenance responsibilities would end at the water meter at the public
water main. Mr. Curtin would be responsible for the operation and maintenance of the private water
line from the water meter to his residence.
Mr. Curtin’s property, along with nine other parcels, were recently created by way of a Parcel Map
“Re-subdivision.” These maps are not circulated by the County for review by public agencies;
therefore, the District was unable to respond to the project prior to recording of the map and creation
of the parcels.
District staff identified the following considerations for requiring a public water main be extended to
Mr. Curtin’s property:
1. Six additional parcels could benefit from extension of a public water main to Mr. Curtin’s
parcel.
2. 10 parcels (including Mr. Curtin’s) were recently re-subdivided by way of Parcel Map in
September 2020. Creation of the parcels indicates an intention to develop them.
3. Mr. Curtin’s property is adjacent to several properties to the West with a “business park”
zoning. These parcels could benefit from extension of a public watermain for potable water
and fire service.
4. There is looping potential from the main to the existing water mains in High School Road.
Looping of these mains may be required to meet the high fire flow demands typical of parcels
zoned “business park.”
5. Potable water service from the District may be desirable by the adjacent property owners due
to the ground water contamination potential from the old Sonora Mine site; however, the

District is currently unaware of any restrictions for drilling a well on these properties.

Attachments:

Exhibit Map.
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Water Committee
Meeting of November 1, 2021
Item #3
Discussion of Potential Land Acquisition for Replacement of the
Zone 4 Tank and Pump Station in the Sugar Pine Area
Recommendation: Consider agendizing this item for consideration by the full
Board.
Background: Staff have identified a parcel of land adjacent to the existing
Zone 4 tank site that will accommodate development of a new storage tank and
pump station to replace the old facilities. The current site is too small and
constrained by houses on 3 sides. Rebuilding the existing facility on the same
site would be extremely difficult, complicated, and costly to accomplish.
Acquiring additional land will preserve the District’s ability to replace and expand
the tank and pump station at some future date. Replacing the facility in the
future would effectively increase storage capacity, reliability, and sustainability
in this area.
Discussion:
New Zone 4 Tank– The Zone 4 Tank (Also known as White Fir Tank) is a
210,000 gallon steel bolted tank and serves approximately 340 households. Its
current condition is fair to poor. This is a critical tank for this system. Adjacent to
and supplied directly from the tank is a hydro-pneumatic pump station that
serves approximately 45 customers. This is an antiquated in-efficient pump
station that is prone to frequent power outages that result in water service
interruptions. The station also has no automatic back-up generator and relies on
a manual start-up by staff. It is imperative that the District develop a strategy to
replace the tank and pump station.
Unfortunately, the District’s current site does not have adequate space to
construct the new storage facility and it is recommended that the tank is
relocated to a more strategic location. Staff has identified a 0.5 acre parcel that
would be suitable for construction of a larger 400,000 gallon tank and a new
state of the art “constant pressure” type hydro-pneumatic pump station. In
addition, this site is large enough to accommodate the construction of a second
400,000 gallon tank in the future allowing for redundant storage and operational
flexibility. There are no other suitable parcels in close vicinity to the existing
tank that would satisfy the District’s needs.

The District has obtained an appraisal of the property and has conducted a
constructability review of the site. The site has mild slopes and power is
available. Once a new tank and pump station have been constructed the old
facilities can be demolished and the current easements could be quitclaimed
back to the adjoining landowners. The current Board adopted FY22 Capital
Budget includes $115,000 for potential land acquisition and associated costs.
If the committee recommends this item be elevated to the full Board, Staff would
draft a purchase and sale agreement for Board consideration prior to opening
negotiations with the property owner.
Attachments:
Photos of Existing Site and Proposed Future Site
Proposed Parcel Acquisition Site Map
Parcel Map
Property Appraisal
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LIST 1
DETAIL
1 Property Address: MI WUK VILLAGE CA 95346

Ownership
County:

TUOLUMNE, CA

Assessor:

KAENAN WHITMAN, ASSESSOR

Parcel # (APN):

028-051-026-000

Parcel Status:

ACTIVE

Owner Name:

SIERRA PACIFIC INDUSTRIES

Mailing Address: PO BOX 496014 REDDING CA 96049-6014
Legal Description:POR SE1/4 SE1/4 SEC 34 T3N R16E .50AC

Assessment
Total Value:

$61

Use Code:

62

Use Type:

Land Value:

$61

Tax Rate Area:

076-028

Zoning:

Impr Value:

Year Assd:

2020

Census Tract:

Other Value:

Property Tax:

$56.92

Price/SqFt:

% Improved:

0%

Exempt Amt:

TIMBER

31.00/4

Delinquent Yr:
HO Exempt:

N

Sale History
Sale 1

Sale 2

Sale 3

Transfer

Document Date:
Document Number:
Document Type:
Transfer Amount:
Seller (Grantor):

Property Characteristics
Bedrooms:

Fireplace:

Units:

Baths (Full):

A/C:

Stories:

Baths (Half):

Heating:

Quality:

Total Rooms:

Pool:

Building Class:

Bldg/Liv Area:

Park Type:

Condition:

Lot Acres:

0.500

Spaces:

Site Influence:

Lot SqFt:

21,780

Garage SqFt:

Timber Preserve:

Year Built:

Ag Preserve:

Effective Year:

https://pqweb.parcelquest.com/#home
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Dambacher Appraisal Services
Michael D. Dambacher, SRA
TUD
File No. 422-21

APPRAISAL OF

Vacant Land

LOCATED AT:
APN:028-051-026 White Fir Drive
Mi Wuk Village, CA 95346

FOR:
Tuolumne Utilities District
18885 Nugget Blvd.
Sonora, CA, 95370

AS OF:
September 15, 2021

BY:
Michael D. Dambacher, SRA
Certified General AG018277

270 S. Barretta Street, Ste. D, Sonora, CA 95370

Dambacher Appraisal Services
Michael D. Dambacher, SRA
TUD
File No. 422-21

September 17, 2021

Tuolumne Utilities District
18885 Nugget Blvd.
Sonora, CA, 95370

File Number: 422-21

Dear Mr. Johnson:

In accordance with your request, I have appraised the real property at:
APN:028-051-026 White Fir Drive
Mi Wuk Village, CA 95346

The purpose of this appraisal is to develop an opinion of the market value of the subject property, as vacant.
The property rights appraised are the fee simple interest in the site.
In my opinion, the market value of the property as of September 15, 2021

is:

$27,000
Twenty-Seven Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications.

Sincerely,

Michael D. Dambacher, SRA
Certified General AG018277

mdd

270 S. Barretta Street, Ste. D, Sonora, CA 95370

APPRAISAL REPORT

LAND APPRAISAL REPORT

File No. 422-21
LENDER DISCRETIONARY USE
Property Address APN:028-051-026 White Fir Drive
Census Tract 31/4
City Mi Wuk Village
County Tuolumne
State CA
Zip Code 95346
Sale Price
$
Legal Description Portion SE 1/4, SE 1/4 Section 34, T.3N., R.16E., M.D.B.&M.
Date
Owner/Occupant Sierra Pacific Industries
Map Reference 028-051
Mortgage Amount
$
Property Rights Appraised Mortgage Type
Sale Price $ N/A
Date of Sale N/A
Loan charges/concessions to be paid by seller $ N/A
X
Fee Simple
Discount Points and Other Concessions
R.E. Taxes $ 56.92
Tax Year 2020
HOA $/Mo. N/A
Leashold
Paid by Seller
$
Lender/Client Tuolumne Utilities District
Condominium (HUD/VA)
18885 Nugget Blvd., Sonora, CA 95370
PUD
Source
LOCATION
Urban
Suburban
X Rural
NEIGHBORHOOD ANALYSIS
Good Avg.
Fair
BUILT UP
Over 75%
X 25-75%
Under 25%
Employment Stability
X
GROWTH RATE
Rapid
X Stable
Slow
Convenience to Employment
X
PROPERTY VALUES
X Increasing
Stable
Declining
Convenience to Shopping
X
DEMAND/SUPPLY
Shortage
X In Balance
Over Supply
Convenience to Schools
X
MARKETING TIME
Under 3 Mos.
X 3-6 Mos.
Over 6 Mos.
Adequacy of Public Transportation
X
PRESENT LAND USE %
LAND USE CHANGE
PREDOMINANT
SINGLEFAMILYHOUSING Recreation Facilities
X
Single Family
85% Not Likely
X OCCUPANCY
PRICE
AGE
Adequacy of Facilities
X
2-4 Family
Likely
Owner
X $(000)
(yrs)
Property Compatibility
X
Multi-Family
In process
Tenant
108 Low
New Protection from Detrimental Cond.
X
Commercial
To:
Vacant (0-5%)
X
550 High
85 Police & Fire Protection
X
Predominant
Industrial
Vacant (over 5%)
General Appearance of Properties
X
Vacant
15%
275 35 Appeal to Market
X

NEIGHBORHOOD

SUBJECT

TUD

Poor

COMMENTS:Adjacent to Sugar Pine. Sugar Pine is
a well established mountain residential community located east of Twain Harte and west of Mi Wuk Village. Consists of a mix of older
cabin design up to good quality custom built homes. Attracts retiree, year round employed and second home users. All supportive
services within a 12 mile radius.

SITE

Note: Race or the racial composition of the neighborhood are not considered reliable appraisal factors.

Dimensions Irregular - see attached county APN map.
Topography
Site Area 0.50 Acres
Corner Lot No
Size
Zoning Classification TPZ
Zoning Compliance Yes
Shape
HIGHEST & BEST USE: Present Use Yes
Other Use
Drainage
UTILITIES
Public
Other
SITE IMPROVEMENTS Type
Public Private
View
Electricity
X
Street
Gravel
X
Landscaping
Gas
Suppliers
Curb/Gutter
None
Driveway
Water
Well
Sidewalk
None
Apparent Easements
Sanitary Sewer
Septic
Street Lights None
FEMA Flood Hazard
Storm Sewer
None
Alley
None
FEMA* Map/Zone
Comments (Apparent adverse easements, encroachments, special assessments, slide areas, etc.): See Attached Addendum

Rolling
Above typical for the area
Irregular
Appears Adequate
Good
Natural/Typical
Gravel/Dirt
None apparent
Yes*
No X
06109C0625C

The undersigned has recited three recent sales of properties most similiar 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.

SALES COMPARISON ANALYSIS

ITEM
Address
Proximity to Subject
Sales Price
Price/
Data Source
VALUE ADJUSTMENTS
Sales or Financing
Concessions
Date of Sale/Time
Location
Site/View

Topography
Zoning
Utilities

SUBJECT

COMPARABLE NO. 1

COMPARABLE NO. 2

APN:028-051-026 23875
White Fir
Pine
Drive
Lake Drive
Mi Wuk Village Sugar Pine
$
$

$

N/A

Inspection
DESCRIPTION

09/15/2021
Sugar Pine
0.50 Acres
Level
TPZ
None

$

25,000

$

$

25000
MLS# 20201816

31000
Doc# 4671 MLS# 20210434

DESCRIPTION

+(-)$ Adjustment

Cash 132 DOM
None
03/23/2021
Sugar Pine
0.62 Acres
Steep
R-1
Water

COMPARABLE NO. 3

24037 Wakalu Trail
Mi Wuk Village

DESCRIPTION

Cash
19 DOM
None
04/12/2021
Mi Wuk
0.33 Acres
7,500 Steep
0 R-1
-7,500 Water

24679 Hwy 108
Mi Wuk Village
$

27,500

27500
Doc# 5642 MLS# 20200457

Doc# 1379

31,000
$

+(-)$ Adjustment

0
7,500
0
-7,500

Net Adj. (total)
X +
- $
0 X +
- $
0
Indicated Value
Gross:
60.0
Gross:
48.4
of Subject
Net:
0.0 $
25,000 Net:
0.0 $
31,000
Comments of Sales Comparison: Sales One and two are both subdivision sales. Inferior, steep sites, yet include

DESCRIPTION

+(-)$ Adjustment

Cash 301 DOM
None
01/27/2021
Sugar Pine
0.55 Acres
Level
C-1
None

0

X +
Gross:
Net:

- $
0
0.0
0.0 $
27,500
public water. Sale Three is a

similar level site.

RECONCILIATION

Comments and Conditions of Appraisal: None.
Final Reconciliation: Sales Comparison Approach is the only logical technique employed for this land appraisal. All sales given similar weight

as adjusted. Indication is $27,000.
I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF September 15, 2021

to be $ 27,000

I (We) certify: that to the best of my (our) knowledge and belief, the facts and data used herein are true and correct; that I (we) personally inspected the subject property
and inspected all comparable sales cited in this report; and that I (we) have no undisclosed interest, present or prospective therein.
Appraiser(s)

Michael D. Dambacher, SRA
Proprietary Land Form 04/88

Review Appraiser
(if applicable)
Produced using ACI software, 800.234.8727 www.aciweb.com

Dambacher Appraisal Services

Did
Did Not
Inspect Property

ADDENDUM
Borrower:
Property Address: APN:028-051-026 White Fir Drive
City: Mi Wuk Village
Lender: Tuolumne Utilities District

File No.: 422-21
Case No.: TUD
State: CA

Zip: 95346

Site Comments
No adverse conditions were noted. Zoning is TPZ-Timberland Preserve District. This zoning is for the protection of
timberland and encroachment upon it by incompatible uses of land. TPZ zoning requires parcel size of 160+ acres, unless
adjacent parcel(s) have same TPZ zone and fulfills the size requirement. The Subject and adjacent parcels are owned by
Sierra Pacific Industries and satisfies this requirement. The TPZ zone allows one SFR which is consistent with the
surrounding neighborhood. The adjacent neighborhood has public water, yet requires private septic systems. The Subject
may be allowed to hook up to this system, yet this is beyond the scope of this assignment, hence a private well would be
required for water. This is common and typical for properties outside of the Sugar Pine Subdivision.
Extra Comments
This is an Appraisal Report. Exclusion of the Cost and Income Approach is permitted if the opinion of value is considered
reasonable and credible. Exclusion of the Cost and Income Approaches is typical and acceptable within this region. It has
been determined by this appraiser, that these approaches are not applicable and they are not necessary to develop a
reasonable and credible opinion of value within the scope of this assignment. Competency has been displayed by this
appraiser's "General Certification", SRA designation, education and experience.
This appraisal report is intended for possible land sale use only. The intended user is the client stated within this report.
This report is not intended for any other use or user.
Noted this is not a home inspection. This appraiser only performed a visual inspection of the accessible areas only, and this
appraisal can not be relied upon to disclose conditions and/or defects in the property. All appliances including heating and
cooling systems are assumed to be in satisfactory working condition.
The value conclusions stated herein are as the effective date as stated in the body of the appraisal and contingent upon the
conditions that are stated in the Appraiser's Certification, which is made part of this appraisal and attached.
THIS REPORT IS SIGNED BY ELECTRONIC SIGNATURES. All electronic signatures on this report have a security feature
maintained by individual passwords for each signing appraiser. No person can alter the appraisal without the exception of
the original signing appraiser.
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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 considers his 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 LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION
CONTINGENT AND LIMITING CONDITIONS:

The appraiser's certification that appears in the appraisal report is subject to the

following 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. The
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised
on the basis of it being under responsible ownership.
2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is
included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.
3. 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 the appraisal report whether 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.
4. 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.
5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their
contributory value. These separate valuations of the land and improvements must not be used in conjunction with any other appraisal and
are invalid if they are so used.
6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, 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 normal
research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden
or unapparent conditions of the property or adverse environmental conditions (including the presence of hazardous wastes, toxic
substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
guarantees or warranties, express or implied, regarding the condition of the property. 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, the appraisal report must not be considered as an environmental assessment
of the property.
7. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such
items that were furnished by other parties.
8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional
Appraisal Practice.
9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion,
repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.
10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the
appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to
any professional appraisal organizations or the firm with which the appraiser is associated ) to anyone other than the borrower; the
mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally
approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;
except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s)
without having to obtain the appraiser's prior written consent. The appraiser's written consent and approval must also be obtained before
the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Vacant Land
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APPRAISERS CERTIFICATION:

The Appraiser certifies and agrees that:

1. I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate
to the subject property for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the
market reaction to those items of significant variation. If a significant item in a comparable property is superior to , or more favorable than,
the subject property, I have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a
comparable property is inferior to, or less favorable than the subject property, I have made a positive adjustment to increase the adjusted
sales price of the comparable.
2. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report. I have not knowingly withheld any significant information from the appraisal report and I believe, to the best of my
knowledge, that all statements and information in the appraisal report are true and correct.
3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the contingent and Limiting Conditions specified in this form.
4. I have no present or prospective interest in the property that is the subject to 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 the
estimate of market value in the appraisal report on the race, color, religion, sex, 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.
5. I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my
compensation for performing this appraisal is contingent on the appraised value of the property.
6. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my
compensation and/or employment for performing the appraisal. I did not base the appraisal report on a requested minimum valuation, a
specific valuation, or the need to approve a specific mortgage loan.
7. I performed this appraisal in conformity 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 as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply. I acknowledge that an estimate of a reasonable
time for exposure in the open market is a condition in the definition of market value and the estimate I developed is consistent with the
marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the reconciliation section.
8. I have personally inspected the subject property and the exterior of all properties listed as comparables
in the appraisal report. I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the
subject site, or on any site within the immediate vicinity of the subject property of which I am aware and have made adjustments for these
adverse conditions in my analysis of the property value to the extent that I had market evidence to support them. I have also commented
about the effect of the adverse conditions on the marketability of the subject property.
9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on
significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, I have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of 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
the report; therefore, if an unauthorized change is made to the appraisal report, I will take no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION:

If a supervisory appraiser signed the appraisal report, he or she certifies
and agrees that: I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the
statements and conclusions of the appraiser, agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: APN:028-051-026 White Fir Drive, Mi Wuk Village, CA, 95346

APPRAISER:

SUPERVISORY APPRAISER (only if required)

Signature:
Name: Michael D. Dambacher, SRA
Date Signed: September 17, 2021
State Certification #: AG018277
or State License #:
State: CA
Expiration Date of Certification or License: 04/18/2023

Signature:
Name:
Date Signed:
State Certification #:
or State License #:
State:
Expiration Date of Certification or License:
Did

Certified General AG018277

Vacant Land
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APPRAISAL REPORT

MULTI-PURPOSE SUPPLEMENTAL ADDENDUM
FOR FEDERALLY RELATED TRANSACTIONS
Borrower/Client
Property Address APN:028-051-026 White Fir Drive
City Mi Wuk Village
County Tuolumne
Lender Tuolumne Utilities District

State CA

TUD
422-21

Zip Code 95346

This Multi-Purpose Supplemental Addendum for Federally Related Transactions was designed to provide the appraiser with a convenient way to comply with the current appraisal standards and requirements of the Federal Deposit Insurance Corporation (FDIC),
the Office of the Comptroller of Currency (OCC), The Office of Thrift Supervision (OTS), the Resolution Trust Corporation (RTC)
and the Federal Reserve.
This Multi-Purpose Supplemental Addendum is for use with any appraisal. Only those
statements which have been checked by the appraiser apply to the property being appraised.
X

PURPOSE & FUNCTION OF APPRAISAL

The purpose of the appraisal is to estimate the market value of the subject property as defined herein. The function of the appraisal is
to assist the above-named Lender in evaluating the subject property for lending purposes. This is a federally related transaction.
X

EXTENT OF APPRAISAL PROCESS

X

The appraisal is based on the information gathered by the appraiser from public records, other identified sources, inspection of the
subject property and neighborhood, and selection of comparable sales within the subject market area. The original source of the comparables is shown in the Data Source section of the market grid along with the source of confirmation, if available. The original source
is presented first. The sources and data are considered reliable. When conflicting information was provided, the source deemed most
reliable has been used. Data believed to be unreliable was not included in the report nor used as a basis for the value conclusion.
The Reproduction Cost is based on
supplemented by the appraiser's knowledge of the local market.
Physical depreciation is based on the estimated effective age of the subject property. Functional and/or external depreciation, if
present, is specifically addressed in the appraisal report or other addenda. In estimating the site value, the appraiser has relied on
personal knowledge of the local market. This knowledge is based on prior and/or current analysis of site sales and/or abstraction of site
values from sales of improved properties.

X

The subject property is located in an area of primarily owner-occupied single family residences and the Income Approach is not considered to be meaningful. For this reason, the Income Approach was not used.
The Estimated Market Rent and Gross Rent Multiplier utilized in the Income Approach are based on the appraiser's knowledge of the
subject market area. The rental knowledge is based on prior and/or current rental rate surveys of residential properties. The Gross Rent
Multiplier is based on prior and/or current analysis of prices and market rates for residential properties.
For income producing properties, actual rents, vacancies and expenses have been reported and analyzed. They have been used to project future rents, vacancies and expenses.

X

SUBJECT PROPERTY OFFERING INFORMATION

According to Tuolumne County Multiple Listing Service
the subject property;
X has not been offered for sale in the past:
30 days X 1 year
3 years
Other
is currently offered for sale for $
was offered for sale within the past:
30 days
1 year
3 years
Other
for $
Offering information was considered in the final reconciliation of value.
Offering information was not considered in the final reconciliation of value.
Offering information was not available. The reasons for unavailability and the steps taken by the appraiser are explained later in
this addendum.
X

SALES HISTORY OF SUBJECT PROPERTY

According to Tuolumne County Records
X has not transferred in the past
has transferred in the past
All prior sales which have occurred in the past
either in the body of the report or in the addenda.
Date

Sales Price

Document #

1 year X 3 years
1 year
3 years
months or

the subject property;
Other
Other
years are listed below and reconciled to the appraised value,

Seller

Buyer

FEMA FLOOD HAZARD DATA
Subject property is not located in a FEMA Special Flood Hazard Area.
Subject property is located in a FEMA Special Flood Hazard Area.
Zone

FEMA Map/Panel#

Map Date

Name of Community

06109C0625C

The community does not participate in the National Flood Insurance Program.
The community does participate in the National Flood Insurance Program.
It is covered by a regular program.
It is covered by an emergency program.
Produced using ACI software, 800.234.8727 www.aciweb.com

mpsa03

TUD
422-21

APPRAISAL REPORT
X

CURRENT SALES CONTRACT

X The subject property is currently not under contract.
The contract and/or escrow instructions were not available for review. The unavailability of the contract is explained later in the addenda section.
The contract and/or escrow instructions were reviewed.The following summarizes the contract:
Contract Date Amendment Date

Contract Price

Seller

The contract indicated that personal property was not included in the sale.
The contract indicated that personal property was included. It consisted of
Estimated contributory value is $
Personal property was not included in the final value estimate.
Personal property was included in the final value estimate.
The contract indicated no financing concessions or other incentives.
The contract indicated the following concessions or incentives:
If concessions or incentives exist, the comparables were checked for similar concessions and appropriate adjustments were made, if applicable,
so that the final value conclusion is in compliance with the Market Value defined herein.
X

MARKET OVERVIEW
12
Data

X

months is considered a reasonable marketing period for the subject property based on Tuolumne County Multiple Listing

ADDITIONAL CERTIFICATION

The Appraiser certifies and agrees that:
(1)
(2)
(3)
X

Their analyses, opinions and conclusions were developed, and this report was prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice ("USPAP"), except that the Departure Provision of the USPAP does not apply.
Their compensation is not contingent upon the reporting of predetermined value or direction in value that favors the cause of the client, the amount
of the value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event.
This appraisal assignment was not based on the requested minimum valuation, a specific valuation, or the approval of a loan.

ADDITIONAL (ENVIRONMENTAL) LIMITING CONDITIONS

The value estimated is based on the assumption that the property is not negatively affected by the existence of hazardous substances or detrimental
environmental conditions unless otherwise stated in this report. The appraiser is not an expert in the identification of hazardous substances or detrimental
environmental conditions. The appraiser's routine inspection of and inquiries about the subject property did not develop any information that indicated
any apparent significant hazardous substances or detrimental environmental conditions which would affect the property negatively unless otherwise stated
in this report. It is possible that tests and inspections made by a qualified hazardous substance and environmental expert would reveal the existence of
hazardous substances or detrimental environmental conditions on or around the property that would negatively affect its value.
X

ADDITIONAL COMMENTS

All Comparable Sales have not sold in the past 36 months.

X

APPRAISER'S SIGNATURE & LICENSE/CERTIFICATION

Appraiser's Signature
Appraiser's Name (print) Michael D. Dambacher, SRA
Phone # (
State CA
License
X Certification # AG018277

)

Effective Date September 15, 2021
Date Prepared September 17, 2021
Tax ID #

CO-SIGNING APPRAISER'S CERTIFICATION
The co-signing appraiser has personally inspected the subject property, both inside and out, and has made an exterior inspection of all
comparable sales listed in the report. The report was prepared by the appraiser under direct supervision of the co-signing appraiser. The
co-signing appraiser accepts responsibility for the contents of the report including the value conclusions and the limiting conditions, and confirms
that the certifications apply fully to the co-signing appraiser
The co-signing appraiser has not personally inspected the interior of the subject property and:
has not inspected the exterior of the subject property and all comparable sales listed in the report.
has inspected the exterior of the subject property and all comparable sales listed in the report.
The report was prepared by the appraiser under direct supervision of the co-signing appraiser. The co-signing appraiser accepts responsibility for
the contents of the report, including the value conclusions and the limiting conditions, and confirms that the certifications apply fully to the co-signing
appraiser with the exception of the certification regarding physical inspections. The above describes a level of inspection performed by
co-signing appraiser.
The co-signing appraiser's level of inspection, involvement in the appraisal process and certification are covered elsewhere in the addenda section
of this appraisal.

CO-SIGNING APPRAISER'S SIGNATURE & LICENSE/CERTIFICATION
Co-Signing
Appraiser's Signature
Appraiser's Name (print)
State

Phone # (
License

)

Certification #
Produced using ACI software, 800.234.8727 www.aciweb.com

Effective Date
Date Prepared
Tax ID #
mpsa03

APPRAISAL REPORT
TUD

USPAP ADDENDUM
Borrower:
Property Address: APN:028-051-026 White Fir Drive
City:
Mi Wuk Village
County: Tuolumne
Lender: Tuolumne Utilities District

State: CA

File No. 422-21

Zip Code: 95346

APPRAISAL AND REPORT IDENTIFICATION
This report was prepared under the following USPAP reporting option:
X Appraisal Report
Restricted Appraisal Report

A written report prepared under Standards Rule 2-2(a).
A written report prepared under Standards Rule 2-2(b).

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: 270 days.
Derived through analysis of the current and past market conditions as well as local seasonal trends.

Additional Certifications
X I have performed NO services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those services are described in the comments below.

Additional Comments

APPRAISER:

Signature:
Name: Michael D. Dambacher, SRA
Date Signed: September 17, 2021
State Certification #: AG018277
or State License #:
or Other (describe):
State #:
State: CA
Expiration Date of Certification or License: 04/18/2023
Effective Date of Appraisal: September 15, 2021

SUPERVISORY APPRAISER (only if required):

Signature:
Name:
Date Signed:
State Certification #:
or State License #:
State:
Expiration Date of Certification or License:
Supervisory Appraiser inspection of Subject Property:
Did Not
Exterior-only from street
Interior and Exterior
Produced using ACI software, 800.234.8727 www.aciweb.com

USPAP_14 04272015

SUBJECT PROPERTY PHOTO ADDENDUM

Borrower:
Property Address: APN:028-051-026 White Fir Drive
City: Mi Wuk Village
Lender: Tuolumne Utilities District

State: CA

File No.: 422-21
Case No.: TUD
Zip: 95346

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: September 15, 2021
Appraised Value: $ 27,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

COMPARABLE PROPERTY PHOTO ADDENDUM
Borrower:
File No.: 422-21
Property Address: APN:028-051-026 White Fir Drive
Case No.: TUD
City: Mi Wuk Village
State: CA
Zip: 95346
Lender: Tuolumne Utilities District

COMPARABLE SALE #1

23875 Pine Lake Drive
Sugar Pine
Sale Date: 03/23/2021
Sale Price: $ 25,000

COMPARABLE SALE #2

24037 Wakalu Trail
Mi Wuk Village
Sale Date: 04/12/2021
Sale Price: $ 31,000

COMPARABLE SALE #3

24679 Hwy 108
Mi Wuk Village
Sale Date: 01/27/2021
Sale Price: $ 27,500

ASSESSOR PARCEL MAP

Borrower:
Property Address: APN:028-051-026 White Fir Drive
City: Mi Wuk Village
Lender: Tuolumne Utilities District

State: CA

270 S. Barretta Street, Ste. D, Sonora, CA 95370

File No.: 422-21
Case No.: TUD
Zip: 95346

ASSESSOR PARCEL MAP

Borrower:
Property Address: APN:028-051-026 White Fir Drive
City: Mi Wuk Village
Lender: Tuolumne Utilities District

State: CA

270 S. Barretta Street, Ste. D, Sonora, CA 95370

File No.: 422-21
Case No.: TUD
Zip: 95346

