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July 31, 2013 
 
 
Jim Force 
Economic Development Agency 
Real Estate Division 
County of Riverside 
3403 Tenth Street, Suite 500 
Riverside, CA   92501 
 
RE: Appraisal of 20 County of Riverside Landfill Sites, Riverside County, California 
 
Dear Mr. Force: 
  
At your request and authorization, I, Gary Valentine, MAI, ASA, SR/WA, CCIM, have prepared a 
summary appraisal report of the fair market value of 20 landfill sites located in the County of Riverside. 
 
The appraisal has accordingly been completed under the assumptions and limiting conditions and 
certifications presented in the report, conforming to the requirements set forth by the Uniform Standards 
of Professional Appraisal Practice (USPAP) of the Appraisal Foundation, California State law, and federal 
regulations.  The properties were inspected on July 18 and 19, 2013, when I was accompanied by 
Robert Istik of the County of Riverside Waste Management Department.   
 
As part of the scope of this assignment, I consider all three typically recognized approaches to value, 
including the Cost, Income, and Sales Comparison, unless otherwise stated in the report.  The 
improvements and land value estimates are shown separately if they contribute to the sites' highest and 
best use.  The appraisal report also includes supporting documentation for all data, information, and 
analysis presented.   
 
This report may be reviewed by you, the client, County of Riverside, and counsel.  If it is used for any 
other purpose or valuation date, it may invalidate the appraisal.   
 
There are several extraordinary assumptions and hypothetical conditions utilized in this appraisal report. 
First, that the title for each property is free, clear, and marketable.  Title reports were requested but not 
made available.  Second, all associated landfill and post-landfill responsibilities and costs will be 

http://www.valentineappraisal.com/default.htm
http://www.valentineappraisal.com/default.htm
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Anza entrance  
 
 

 

 
Anza looking across landfill top cover
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Anza looking down across landfill area  
 
 

 

 
Anza transfer site
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Anza birdseye view looking north  

 
 

 

 
Anza birdseye view looking south
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Aerial Photograph 

Badlands
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Badlands looking south across active landfill  
 
 

 
 

Badlands looking southeast across the crown of active landfill
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Badlands waste tipping  
 
 

  
Badlands birdseye view looking north 
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Badlands birdseye view looking south  
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Aerial Photograph 

Beaumont 
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Beaumont entrance  
 
 

 

 
Beaumont looking west across site



Various Landfills, Riverside County, CA SUBJECT PHOTOGRAPHS 

VAA File 113-936 Valentine Appraisal & Associates 

 

 
 

Beaumont looking east across site  
 
 

  
Beaumont birdseye looking east 
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Beaumont birdseye looking west  
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Aerial Photograph 

Blythe 
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Blythe entrance  
 
 

 

 
Blythe landfill crown or top area
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Blythe active site dump area  
 
 

 
 

Blythe birdseye view looking north
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Blythe birdseye view looking south  
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Aerial Photograph 

Bundy Canyon 
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Bundy Canyon entrance  
 
 

 
 

Bundy Canyon side wall
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Bundy Canyon view from access road  
 
 

 

 
Bundy Canyon birdseye view looking north
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Bundy Canyon birdseye view looking south  
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Aerial Photograph 

Corona 
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Corona entrance looking south at landfill  
 
 

 

 
Corona looking across top of landfill
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Corona view looking southwest along northern perimeter  
 
 

 
 

Corona birdseye view looking north
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Corona birdseye view looking south  
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Aerial Photograph 
Desert Hot Springs 
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Desert Hot Springs entrance  
 
 

 
 

Desert Hot Springs view looking across top of landfill
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Desert Hot Springs looking across top of site  
 
 

  
Desert Hot Springs birdseye view looking north
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Desert Hot Springs view looking south  
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Aerial Photograph 

Double Butte 
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Double Butte entrance  
 
 

 

 
Double Butte landfill
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Double Butte landfill  
 
 

 
 

Double Butte environmentally sensitive area
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Double Butte birdseye view looking north  
 
 

 
 

Double Butte birdseye view looking south
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Aerial Photograph 

Highgrove 
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Highgrove entrance  
 
 

  
Highgrove access road
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Highgrove looking at the easternmost point of landfill 
 
 

 
 

Highgrove landfill containment slope
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Highgrove from crown looking south  
 
 

 

 
Highgrove birdseye view looking north
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Highgrove birdseye view looking south  
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Aerial Photograph 

Homeland 
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Homeland landfill looking southeast from Watson Road  
 
 

 
 

Homeland looking east across landfill
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Homeland birdseye view looking north  

 
 

 
 

Homeland birdseye view looking south
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Aerial Photograph 

Idyllwild 
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Idyllwild entrance  
 
 

 
 

Idyllwild landfill hillside
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Idyllwild landfill hillside  
 
 

  
Idyllwild transfer station
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Idyllwild birdseye view looking north  

 
 

 

 
Idyllwild birdseye view looking south
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Aerial Photograph 

Lakeview 
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Lakeview looking south from Marvin Rd  

 
 

  
Lakeview looking across landfill from Marvin Rd 
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Lakeview birds eye looking north 
 

 
 

Lakeview birds eye looking north 
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Aerial Photograph 

Lamb Canyon
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Lamb Canyon entrance  
 
 

 

 
Lamb Canyon active site looking north across site
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Lamb Canyon preparation from membrane and opening of new area  
 
 

 
 

Lamb Canyon active waste drop-off area 
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Lamb Canyon birdseye view looking north  
 
 

 
 

Lamb Canyon birdseye view looking south
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Aerial Photograph 

Mead Valley 
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Mead Valley view from entrance  
 
 

 
 

Mead Valley side wall view
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Mead Valley drainage  
 
 

 

 
Mead Valley west looking at perimeter from landfill crown
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Mead Valley birdseye view looking north  
 
 

 

 
Mead Valley birdseye view looking south
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Aerial Photograph 

Mecca I 
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Mecca I entrance 
 
 

 
 

Mecca I landfill hillside
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Mecca I drainage and access road to top of landfill  
 
 

  
Mecca I birdseye view looking north
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Mecca I birdseye view looking south  
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Aerial Photograph 

Mecca II 
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Mecca II entrance  
 
 

 
 

Mecca II landfill hillside
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Mecca II landfill cover or top area  
 
 

 
 

Mecca II lower portion of landfill
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Mecca II birdseye view looking north  

 
 

 

 
Mecca II birdseye view looking south
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Aerial Photograph 

Menifee 
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Menifee entrance  
 
 

 
 

Menifee view from top of landfill looking south
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Menifee view from top of landfill looking north  
 
 

 
 

Menifee birdseye view looking north
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Menifee birdseye view looking south  
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Aerial Photograph 

Mira Loma 
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Mira Loma entrance  
 
 

 
 

Mira Loma landfill area looking south
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Mira Loma landfill area looking southwest  
 
 

  
Mira Loma birdseye view looking north
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Mira Loma birdseye view looking south  
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Aerial Photograph 

Oasis 
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Oasis entrance  
 
 

 
 

Oasis active waste dump area
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Oasis landfill hillside  
 
 

 
 

Oasis birdseye view looking north
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Oasis birdseye view looking south  
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Aerial Photograph 

West Riverside 
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West Riverside looking at landfill entrance  

 
 

  
West Riverside looking at west side from Hill Avenue
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West Riverside looking at eastern side from Market Street  
 
 

 
 

West Riverside birdseye view looking north
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West Riverside birdseye view looking south  
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I certify that, to the best of my knowledge and belief: 
 

1. The statements of fact in this report are true and correct. 
 

2. The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, unbiased professional analyses, 
opinions, and conclusions. 

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

and I have no personal interest or bias with respect to the parties involved. 
 

4. My compensation is not contingent on the reporting of a 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. 

 
5. To the best of my knowledge and belief, the reported analyses, opinions, and conclusions 

were developed and this report was prepared in conformity with the Uniform Standards of 
Professional Appraisal Practice of the Appraisal Foundation, the Code of Professional 
Ethics, and the Standards of Professional Practice of the Appraisal Institute.  The appraisal 
was made and the appraisal report prepared in conformity with Uniform Appraisal 
Standards for Federal Land Acquisitions.   

 
6. The appraisal was made and the appraisal report prepared in conformity with the Appraisal 

Foundation's Uniform Standards for Professional Appraisal Practice, except to the extent 
that the Uniform Appraisal Standards for Federal Land Acquisitions required invocation of 
USPAP's Judicial Exception Rule, as described in Section D-1 of the Uniform Appraisal 
Standards for Federal Land Acquisitions. 

 
7. I have made a personal inspection of the properties appraised and that the properties' 

owners, or his/her designated representative, was given the opportunity to accompany me 
on the property inspection.  

 
8. No one provided significant professional assistance to me, the appraiser.  

 
9. As of the date of this appraisal, I have completed the requirements under the continuing 

education program for the State of California, the Appraisal Institute, American Society of 
Appraisers, and the International Right-of-Way Association. 
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Highest and Best Use 

 
  

 
Improvements  All sites have no major improvements 
 
Site Ownership County of Riverside 

 

Name H&BU

1. Anza Hold for Solar Development

2. Badlands Current landfill use or

Open Space Conservation

3. Beaumont Hold for Solar Development

4. Blythe Open Space Conservation

5. Bundy Canyon Open Space Conservation

6. Corona Hold for Solar Development

7. Desert Hot Springs Open Space Conservation

8. Double Butte Open Space Conservation

9. Highgrove Open Space Conservation

10. Homeland Open Space Conservation

11. Idyllwild Open Space Conservation

12. Lakeview Hold for Solar Development

13. Lamb Canyon Current landfill use or

Open Space Conservation

14. Mead Valley Open Space Conservation

15. Mecca I Hold for Solar Development

16. Mecca II Hold for Solar Development

17. Menifee Open Space Conservation

18. Mira Loma Open Space Conservation

19. Oasis Hold for Solar Development

20. West Riverside Hold for Solar Development
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The subject properties are landfills located in the County of Riverside, California with the preponderance 

located on the western side of the county.  

 

PURPOSE OF THE APPRAISAL 

The purpose of the appraisal is to assist you, the client, in determining the fair market value of various 

County landfills and thus providing an opinion of value.  The first part is to provide a range of value, 

as of the current date of value, for each of the landfill sites.  The second part is to provide a lease 

rental rate for each of the individual landfill sites.   

  

INSPECTION DATE 

I, Gary Valentine, MAI, ASA, SR/WA, CCIM, inspected the subject properties on July 18 and 19, 

2013.  I was accompanied by Robert Istik of the Riverside County Waste Management Department. 

 

FUNCTION OF THE APPRAISAL  

The function of the appraisal is to assist the County of Riverside EDA/Facility Management, Real 

Estate Division in providing proposed market value rental rates for negotiation purposes for each 

landfill.   

 

If this report is used for any other purpose or valuation date, it may invalidate the appraisal.   
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My on-site inspection revealed no obvious evidence of soil contamination or the presence of toxic or 

hazardous substances.  I am not an environmental engineer, and I am not qualified to detect 

contamination.  While the site is vacant from any main improvements, I found that there was no obvious 

evidence of any soil contamination on the site.   

 

While these sites are landfills, no Phase I or Phase II environmental reports were made available.  Most 

of these sites are Sanitary III landfills which do not accept hazardous materials.  However, it is possible 

for contamination to be present.  I recommend an environmental engineering study to be certain there is 

no contamination on the site.   

 

I reserve the right to revise the report in the event an environmental report is made available for 

review.
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The scope of the appraisal included a physical inspection of the subject properties, a visual review of 

comparable properties, and an analysis of regional and neighborhood trends.  The subject site 

information was obtained from the County Assessor's Office, and I assume the information to be correct.  

All market data were verified by the buyer, seller, broker, deed, Title Company, and/or leasing agent 

wherever possible; the accumulated data have been presented in this Summary Appraisal Report, 

resulting in the fair market value conclusion.   

 

As part of the scope of this assignment, I considered all three typically recognized approaches to value, 

including the cost, income, and sales comparison, unless otherwise stated in the report.  The 

improvements and land value estimates are shown separately in the "Highest and Best Use" section if 

they contribute value to the site.  The appraisal report also includes supporting documentation, 

information, and analysis presented.  If any adjustments are made to the data used in the value 

estimation, the report includes current market-based support by sound logical support and quantitative 

analysis.  

 

My inspection of the subject property occurred on July 18 and 19, 2013, when I was accompanied by 

Robert Istik, Principle Engineer with Riverside County Waste Management Department. 

 

All market data applied in the analysis is described in the report.  I have analyzed the data found, and 

reached conclusions regarding the fair market value, as defined in the report, of subject properties as of 

the date of value, using the appropriate valuation approach identified in this report.  I used information 

from county records, Multiple Listing Service, CoStar, LoopNet, and information from local real estate 

brokers.  I also utilized market data of similar type properties that have occurred in recent years.  The 

Sales Comparison Approach was used exclusively in the valuation analysis.  However, given the lack of 

reliable market data encumbered by similar landfill sites, it was incumbent upon me to estimate the fair 

market values using sound judgment.  I verified the market data with buyers, sellers, deeds, title 

companies, and/or real estate agents wherever possible.  The value conclusions presented in this report 

are based upon review and analysis of market conditions effecting real property values, the attributes of 

competitive properties, and sales data from similar type properties.   

 

There are several extraordinary assumptions and hypothetical conditions utilized in this appraisal report. 

First, that the title for each property is free, clear, and marketable.  Title reports were requested but not 

made available.  Second, all associated landfill and post-landfill responsibilities and costs will be 

maintained in perpetuity with the current owners.  I reserve the right to revise this report if additional 

information is made available to me.   

 

Assessor maps of each sale are also considered part of each sale write-up.   

 

The appraisal has addressed no issues of law, engineering, code conformance, insect or rodent 

infestation, or contamination by discharge of asbestos or other hazardous materials, inter alia, unless 

specifically identified in the body of the report. 
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The appraisal has accordingly been completed under the Assumptions and Limiting Conditions and the 

Certification presented in this report. 

 

The report may be reviewed by you, the client, the County of Riverside, and counsel.  If it is used for any 

other purpose or valuation date, it may invalidate the appraisal. 
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The following definitions pertain to this report:  

 
Fair market value.   

(a)The fair market value of the property taken is the highest price on the date of 
valuation that would be agreed to by a seller, being willing to sell but under no 
particular or urgent necessity for so doing, nor obliged to sell, and a buyer, being 
ready, willing and able to buy but under no particular necessity for so doing, each 
dealing with the other with full knowledge of all uses and purposes for which the 
property is reasonably adaptable and available.  
 
(b)The fair market value of the property taken for which there is no relevant, 
comparable market is its value on the date of valuation as determined by any method 
of valuation that is just and equitable.

1
 

 
Real Property.  The interest, benefits, and rights inherent in the ownership of physical 
real estate; the bundle of rights with which the ownership of real estate is endowed.  In 
some states, real property is defined by statute and is synonymous with real estate.

2
 

 
Fee Simple Interest.  Absolute ownership unencumbered by any other interest or state 
subject only to the limitations exposed by the governmental powers of taxation, eminent 
domain, police power and escheat.

3
 

 
 
 
 
 

                                                           
1
 Code of Civil Procedures, Section 1263.320. 

2
 Dictionary of Real Estate Appraisal, 5th edition. 

3
 Ibid. 
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The subject properties are located in the County of Riverside in various locations.   

 

Riverside County is bounded to the north by San Bernardino County, to the west by Los Angeles and 

Orange counties, to the south by San Diego County, and to the east by the state of Arizona.  The county 

is comprised of 23 incorporated cities plus various unincorporated areas. 

 

Real property reflects and is influenced by the interaction of basic forces that motivate human activity.  

These forces are divided into four major categories:  social trends, economic circumstances, 

governmental controls and regulations, and environmental conditions.  The interaction of all the 

forces influences the value of every parcel of real estate in the market.  I analyzed the trends and the 

forces that influence value to determine the direction, speed, duration, strength, and limits of these 

trends.
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According to LAEDC Kyser Center for Economic Research, Mid-Year Forecast, July 2012, the 

economic growth in the Inland Empire demonstrated consistent strength throughout 2012 as a result 

of encouraging job growth, particularly over the second half of the year.  The outlook for the regional 

economy has improved due to gains in the labor market along with renewed optimism in housing, 

construction, and manufacturing.  This is all positive news for Riverside and San Bernardino counties 

as they have had to overcome a long and deep recession and a very slow recovery over the past four 

years.  The worst days of record setting numbers of foreclosures, plummeting home values and 

soaring joblessness are gone. Better days are ahead for the Inland Empire. 

 

Employment 

The Inland Empire has witnessed an improvement in the labor market over the past year, with nearly 

16,000 nonfarm jobs added in 2012 and roughly 20,000 jobs added over the past two years.  In fact, 

the  region outperformed the state in job growth for most of 2012.  Additionally, the region has 

experienced seven consecutive monthly declines in the unemployment rate.  The unemployment rate, 

which hit a high of 14.6% in January 2012, fell three percentage points from 13.9% in August 2011 to 

10.9% in December 2012.  This was the first time the unemployment rate fell below 11% since 2008.   

 

The biggest industry job gains in the Inland Empire occurred last year in construction administrative 

and support services, healthcare, wholesale trade, leisure and hospitality, and transportation.  

Government went through yet another year of job losses while education, retail trade and other 

services also reduced payrolls.   

 

 




