
Virginia-Carolina Appraisal Co. 
 

 

 

 

SUBJECT PROPERTY: 

 
Ingleside, Investment LLC 

Commonwealth Blvd. 

City of Emporia, Greensville County, VA 
 

 

PREPARED FOR: 

 
Ms. Ginger W. Dotter 

Managing Partner, REW, LLC 

Ingleside Investment LLC 

8863 Greenwood Blvd 

New Kent, VA  23124 
 

 

AS OF: 

 
4/21/2023 

 

 

ESTIMATED VALUE 

 

$ 340,000 
 

PREPARED BY: 

 

Virginia-Carolina Appraisal Co. Inc. 

113 N. Brunswick Ave. 

South Hill, VA  23970 

 

 
 

 

 

 

 

 



 2 

 
 

 

7/26/2024 

 

Ms. Ginger W. Dotter 

Managing Partner, REW, LLC 

Ingleside Investment LLC 

8863 Greenwood Blvd 

New Kent, VA  23124 

 

Subject Property:  TAX MAP: 103 SECTION: A  LOT(S):  1 

City of Emporia, Greensville County, VA  

 

Intended User:     Ingleside Investment LLC 

  Ingleside, Investment LLC 

  

Intended Use:  estimate fair market value for estate tax & planning purposes. 

Client:  Ingleside Investment LLC 

 

File #:  240061 

 

Dear Ms. Ginger W. Dotter, 

       

 Pursuant to your request, we have inspected the above captioned property for the purpose of 

estimating the Market Value of the fee simple interest as of 4/21/2023. The appraiser has not rendered 

any professional services on the subject property within the past 3 years. This is a retrospective 

appraisal report. 

  

 We are herewith submitting the attached summary report of a complete appraisal, which describes 

the subject property, the methods of approach, with an analysis of data, my reasoning and the conclusions 

derived from my investigation. The intended users of the appraisal report are Ingleside Investment LLC as 

client and/or lender. The intended use for the appraisal report is to establish value for  estimate fair market 

value for estate tax & planning purposes.  purposes.   Any other use of the report is prohibited unless 

written consent is given by the appraiser. 

   

 This value estimate is contingent upon the limiting conditions and assumptions stated in the 

addendum section of this report. 

 

 After careful analysis of all data affecting the value of the property, we are of the opinion that the 

subject property has a Market Value of the fee simple, as of 4/21/2023: 

 

 

ESTIMATED VALUE  

  

Three Hundred Forty Thousand Dollars 

 

($340,000.00) 

 

Respectfully submitted, 

    
Fred A. Smith      Bennett F. Owen 

Certified General Appraiser    Trainee Appraiser 

State of Virginia #4001-000982    State of Virginia # 4004017398 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 

CLIENT:     Ms. Ginger W. Dotter 

       Ingleside Investment LLC 

       8863 Greenwood Blvd 

       New Kent, VA 

 

            

 PROPERTY:     Owner/Borrower:   Ingleside, Investment LLC    

                                                               

Tax Map: 103, Section: A, Lot:  1 

City of Emporia 

Greensville County, VA 

 

 PURPOSE OF REPORT:    Estimate Fair Market Value 

 

 DATE OF VALUE:    4/21/2023  

 

 DATE OF INSPECTION:    7/22/2024 

 

 TYPE OF PROPERTY:    Vacant Commercial property 

     

 LAND:      9.83 +/- acres    

    

 IMPROVEMENTS:    None 

   

HIGHEST AND BEST USE:  Future commercial development consistent 

with current zoning 

 

 TAXES AND ASSESSMENT DATA:  

 

TAX YEAR: 2024-25 

 

 Land Assessment:              $ 403100 

 Building Assessment:              $ 0 

Other:                $ 0           

 Total:                $ 403000 

 

 

 City/Town Tax Rate:   $ 0.92/$100 assessed value, 

 County Tax Rate:   $ 0/$100 assessed value, 

  

 

 ZONING:   C-2 Commercial 

 

 

  

  

VALUE INDICATIONS:     

  Cost Approach:  $    N/A 

  Sales Comparison Approach:  $ 340,000 

  Income Capitalization Approach:  $    N/A 

     

     

     

ALLOCATED:     

Land:  $ 340,000   

Improvements:  $    0   

Total:  $ 340,000   

     

     

     

  FINAL VALUE ESTIMATE: 

 

  

  $ 340,000   
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DEFINITION OF FEE SIMPLE ESTATE 

 

Absolute ownership unencumbered by any other interest or estate, subject only to limitations 

imposed by the governmental powers of taxation, eminent domain, police power, and escheat. (Source: The 

Dictionary of Real Estate Appraisal, Appraisal Institute, Fourth Edition, and Copyright 2002.) 

 

DEFINITION OF MARKET VALUE 

 

The major focus of most real property appraisal assignments; both economic and legal definitions 

of market value have been defined and refined.  Continual refinement is essential to the growth of the 

appraisal profession.  A current economic definition of market value is stated as follows:  

 

 The most widely accepted components of market value are indicated in the following 

definition: the most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other 

precisely revealed terms for which the specified property rights should sell after reasonable exposure in a 

competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting 

prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Source: 

The Dictionary of Real Estate Appraisal, Appraisal Institute, Fourth Edition, and Copyright 2002.) 

 

 The following definition has been agreed upon by agencies that regulate federal financial 

institutions in the United State including the Resolution Trust Corporation (RTC). 

 

 Market Value: a type of value, stated as an opinion, that presumes the transfer of a property (i.e. a 

right of ownership or a bundle of such rights), as of a certain date, under specific condition set forth in the 

definition of the term identified by the appraiser as applicable in an appraisal. (USPAP, 2002 ed). 

 

 The most probable price which a property should bring in a competitive and open market under all 

condition’s requisite to a fair sale, the buyer and seller each acting prudently and 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 acting 

      in what they consider their best interest. 

 3.  A reasonable time is allowed for exposure in the open 

      market. 

 4.  Payment is made in terms of cash in the United States 

      dollars of 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.  (USPAP, 2008-2009 Edition).  

    (Source: The Dictionary of Real Estate Appraisal, Appraisal Institute, 

     Fourth Edition, and Copyright 2002.) 

 

 

 

SCOPE OF THE ASSIGNMENT 

 

 The assignment is to provide the reader with a fully documented appraisal report in accordance 

with the Uniform Standards of Professional Appraisal Practice by the FFIRREA, TITLE 11 using the 

appropriate appraisal approaches and techniques. 

 

 In estimating the value of the subject property, it is necessary to identify the property and property 

rights to be appraised in accordance with the appropriate definition of market value as contained herein.  A 

preliminary survey and appraisal plan is then prepared to research the necessary data for preparing the 

analysis which includes the general area and demographics analysis along with the specific property. 

 

 In the appraisal process, the neighborhood and economic conditions affecting the subject's value is 

analyzed.  The subject property is inspected, which may include the use of a drone by the inspecting 

appraiser and analyzed as to the physical characteristics of the site including the highest and best use. 

 

 A review of market sales which have taken place over the past several years was made.  The sales 

chosen were confirmed by the appraiser or appraisal associate named in the report. 

 

 If the principal appraiser has been assisted in gathering information and market data by research 

assistants who work for Virginia-Carolina Appraisal Co, then those who have assisted in developing the 

valuation of the subject property or selecting and verifying comparable sales information will be named and 

will have signed this report. 
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PURPOSE OF THE APPRAISAL 

 

The intended purpose of this appraisal is to estimate the market value of a fee interest in the 

subject property in accordance with the Uniform Standards of Professional Appraisal Practice as 

established by the FFIRREA, TITLE 11. 

 

 The properties are valued for a estimate fair market value for estate tax & planning purposes. 

decision for the Ingleside Investment LLC. The intended user of this report is the client, Ingleside 

Investment LLC. This appraisal can be used for no other purposes than described above without 

written consent of the appraiser. 

 

 

EXTRODINARY ASSUMPTION 

  

An assumption directly related to a specific assignment, which, if found to be false, could alter the 

appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain 

information about physical, legal, or economic characteristics of the subject property; or about conditions 

external to the property such as market conditions or trends; or about the integrity of data used in an 

analysis. (USPAP, 2010-2011 ed.) (Source: The Dictionary of Real Estate Appraisal, Appraisal Institute, 

Fifth Edition, Copyright 2010.) 

 

 The appraisers are making the extraordinary assumption that the amount of usable acreage 

is 3.9+/- acres & .344 +/- acres of the total 9.83+/-acres. Subject to a current survey.  

 

 

HYPOTHETICAL CONDITION 

  

 That which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical 

conditions assume conditions contrary to known facts about physical, legal, or economic characteristics of 

the subject property; or about conditions external to the property, such as market conditions or trends; or 

about the integrity of data used in an analysis. (USPAP, 2010-2011 ed.) (Source: The Dictionary of Real 

Estate Appraisal, Appraisal Institute, Fifth Edition, Copyright 2010.)  

 

 NONE  

 

 

INTENDED USE OF THE APPRAISAL 

 

 The manner in which the intended users expect to employ the information contained in a report. 

(Source: The Dictionary of Real Estate Appraisal, Appraisal Institute, Fifth Edition, Copyright 2010.) 

 

 This report is intended to be used by the client to establish the value of the subject for estimate fair 

market value for estate tax & planning purposes..  To this end, this appraisal is to establish the market value 

of the fee simple interest of the subject property as of  4/21/2023. 

 

 

IDENTIFICATION OF PROPERTY 

 

 The appraised property is legally known as a Vacant Commercial property parcel, as shown on a 

plat by James T. Bradley, Certified Land Surveyor, Greensville County, State of Virginia  and  recorded in 

Plat Book 15 Page 289. The subject property is also designated as Tax Map Page 103, Section: A, Lot: 1.  

 

   

 

Commonly Known as: 

 

Commonwealth Blvd. 

City of Emporia 

Greensville County, VA 
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NEIGHBORHOOD DATA 

 

  The subject property is located in the City of Emporia, Virginia. The subject property is an 

unimproved vacant piece of property currently zoned C-2. It is located on Commonwealth Boulevard which 

connects Market Drive to US 301. Also, on the rear side of the property is the US 58 on ramp. 

Commonwealth Boulevard is home to several commercial uses along with some multi-family dwellings. It 

is also mostly undeveloped but the majority of the vacant land on this street is up for sale. The City of 

Emporia is home to many local businesses, single-family residences, and multi-family businesses.  See 

addendum for more information.  
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DESCRIPTION OF APPRAISED PROPERTY 

 

Site:      

      

Owner/Borrower:     Ingleside, Investment LLC 

 

Address/Municipality:    Commonwealth Blvd. 

      Emporia, Emporia City District 

      Greensville County, VA 

 

Tax Map Page/Section/Lot:   103/  A/ 1 

 

  

Road Improvements:    Utilities: 

 

Cart Path: 4 lanes paved   Electric:  Dominion 

  

Maintenance:    VDOT    Telephone:        Verizon 

 

Sidewalks: None    Sewer:           City 

 

Curbs:      Yes                               Water:               City 

 

Drains:               Adequate   Gas:                  Individual 

 

 

Zoning:        The appraised property is located in the C-2 Commercial zone in the County of 

Greensville, State of Virginia. The subject property of this report generally conforms to 

the bulk requirements of the zone. Refer to the zoning requirements in the addendum.       

 

 

Recent Transactional History: 

 

The appraiser has searched the subject property back 3 years and there have been no 

transfers.  There is a copy of the most recent deed and plat (if available) in the addendum 

section of this report. 

     

 

 

2024-25  Real Estate Assessment and Taxes: 

 

     Lot:  1 

 

 

Land Assessment:  $ 403100   

Building Assessment:  $ 0   

Other:  $ 0   

Total:  $ 403000   

    

    

2024-25 Tax Rate:  0.92/$100 assessed  

2024-25 Taxes:  $ 3707.6   

2024-25 Equalization Ratio:  100%  

 

 

* Total Tax rate for all taxing districts. 

 

(Equalization ratios as reported by country and/or state authorities relate to all classes of real property and 

are not applicable as a factor for estimating "market value".) 
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DESCRIPTION OF APPRAISED PROPERTY   (Continued) 

 

 

Size/Shape:    9.83 +/- acres  / Irregular  

  

Frontage/Depth:   819+/-Feet                 / Irregular 

 

Topography/Physical:   Gently, rolling  / No improvements 

 

Restrictions/Easements: On the western part of the property is lowland and drainage. The 

appraisers are making the extraordinary assumption that 3.9+/- acres & 

.344 +/- acres are usable and subject to a current survey. Lastly, there is 

a powerline on the southern boundary of the property. 

 

FEMA Flood Map #/Zone: 51081C0158C  /X Date: 7/7/2009  

 

Environmental Conditions: The appraiser observed no adverse environmental conditions on site. 

    No environmental report was provided to indicate whether or not there 

are unseen adverse conditions.  Therefore, this appraisal report is 

based upon the assumption that the site is free and clear of any 

adverse environmental hazards. 

 

 

 

 

 

 
 

 

 

PHOTOCOPY OF PLAT/SURVEY 
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Photo Page 1 
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Photo Page 2 
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Photo Page 3 
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HIGHEST AND BEST USE 

 

Highest and best use may be defined as: The reasonably probable and legal use of vacant land or improved 

property that is physically possible, appropriately supported, financially feasible, and that results in the 

highest value. The four criteria the highest and best use must meet are legally permissibility, physical 

possibility, financial feasibility, and maximum productivity. Alternatively, the probable use of land or 

improved property – specific with respect to the user and timing of the use – that is adequately supported 

and results in the highest present value.   

 

 

A The definition immediately above applies specifically to the highest and best use of land.  It is to be 

recognized that in cases where a site has existing improvements on it, the Highest and Best Use may very 

well be determined to be different from the existing use.  The existing use will continue, however, unless or 

until land value in its highest and best use exceeds the total value of the property in its existing use.  

 

 Implied within these definitions is recognition of the contribution of that specific use to 

community environment or to community development goals. This is in addition to wealth maximization of 

individual property owners. 

 

The first step in this process is to determine the “highest and best use” for the subject as if 

unimproved.  The appraiser has examined the location, topography, surrounding neighborhood and the 

permitted uses within the current zoning. The subject property has been zoned C-2 Commercial by 

Greensville. This zone permits adult day support facility, appliance stores, automobile, truck, manufactured 

home sales, services, storage and repairs, bakery shop, beauty parlors, bookstores, bowling alleys, 

churches, child care centers, drugstores, food processing and wholesale distribution, furniture stores, mini 

storage facilities, and many more. See addendum for more uses.  The subject property is 9.38+/-acres but 

has only 3.9+/-acres & .344 +/- acres of usable acreage due to some wetlands and drainage.  

 

 Therefore, after considering all the alternatives and applying the fact that the property is currently 

unimproved, it is the appraiser’s opinion that the highest and best use for the subject property as of 

4/21/2023 would be for development of a commercial use consistent with current zoning.  

 

EXPOSURE TIME 

 

 

 The time a property remains on the market; the estimated length of time the property 

interest being appraised would have been offered on the market prior to the hypothetical consummation of 

a sale at market value on the effective date of the appraisal; a retrospective estimate based on an analysis of 

past events assuming a competitive and open market. (Source: The Dictionary of Real Estate Appraisal, 

Appraisal Institute, Fifth Edition, Copyright 2010.) 

 

 Based upon the uncertainty in the current market with rising interest rates it would be 

impossible to make a comparison between past exposure time and how this market will react. 

 

 Exposure time is different from marketing time (or marketing period), which is an estimate of time 

it would take to procure a sale of property after the date of the appraisal.  This is also considered 

forecasting.  The analysis provided in this report makes no attempt to forecast the length of time it will take 

to sell the subject property if marketed, as this depends largely on future economic factors, which cannot be 

predicted by the appraiser. 
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APPROACHES TO VALUE 

 

 

COST APPROACH 

 

 A set of procedures through which a value indication is derived for the fee simple interest in a 

property by estimating the current cost to construct a reproduction of (or replacement for) the existing 

structure, including an entrepreneurial incentive, deducting depreciation from the total cost, and adding the 

estimated land value. Adjustments may then be made to the indicated fee simple of the subject property to 

reflect the value of the property interest being appraised. 

 

 

SALES COMPARISON APPROACH 

 

 The Sales Comparison Approach is a set of procedures in which an appraiser derives a value 

indication by comparing the property being appraised to similar properties that have been sold recently, 

applying appropriate units of comparison, and adjusting, based on the elements of comparison, to the sales 

prices of the comparables. 

 

 

INCOME CAPITALIZATION APPROACH 

 

The Income Capitalization Approach is a set of procedures in which an appraiser derives a value 

indication for income-producing property by converting anticipated benefits into property value.  This 

conversion is accomplished either by 1) capitalizing a single year's income expectancy or an annual average 

of several years' income expectancies at a market-derived capitalization rate or a capitalization rate that 

reflects a specified income pattern, return on investment, and change in the value of the investment; or 2) 

discounting the annual cash flows for the holding period and the reversion at a specified yield rate. 

 

 

 

 The appraiser has utilized the Sales Comparison Approach to value.  The subject property is 

vacant land. The Cost and Income Capitalization Approaches would not be applicable. 

 

 

 

SALES COMPARISON APPROACH 

 

 The object of the Sales Comparison approach is to compare the sales of other properties that are 

like the subject and adjust for similarities and differences.  In the Sales Comparison Approach, comparable 

sales data is gathered and annualized to ascertain what price a willing buyer would pay for the subject 

property.  From the sales data gathered, adjustments are made for comparison to the subject for such items 

as time, location, physical characteristics and special amenities. 

 

To this end it has been necessary to consider and compare the subject to the sales of similar 

properties recently sold.  The specific sales selected for comparison can be found on the summary listing 

located below. 

 

 The sales selected are considered to be the most appropriate for use in the valuation of the subject 

property but not to say that these sales are identical to the subject but rather are representative of a market 

value for the subject. 

 

Sales Comparison Approach  

 

SALE #1    DATE:  4/10/2020  Instrument #: 200000371 

 

Grantor:    Ingleside Investments LLC & WCPW Jr. LLC 

Grantee:    Kyle D. Green 

 

SALES PRICE:    $ 72,500 

SIZE:     .874 +/- acres 

 

LOCATION:    Tax Map Page: 103 Section: A  Lot: 1A 

   Vacant lot next to DMV on North Main Street. 

   Emporia City, Greensville County, VA 

 

ZONE:     Commercial 

VALUE/UNIT:    $ 82,951.95  +/- /acre  

 

COMMENTS: Vacant commercial lot on the corner of North Main Street & Commonwealth 

Blvd. (CURRENTLY FOR SALE FOR $85,000 OR $97,254 PER ACRE) 

TRAFFIC COUNT: 9,400 
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Sales Comparison Approach continued 

 

 

SALE #2    DATE:  8/11/2020  Instrument #: 200000805  

 

Grantor:    Chambliss Properties LLC 

Grantee:    Quik Fuel Inc. 

 

SALES PRICE:    $ 500,000 

SIZE:     1.52 +/-acres 

 

LOCATION:    Tax Map Page: 122 Section: 16  Lot: 2B 

 Vacant lot on West Atlantic Street across from McDonalds.  

   Emporia City, Greensville County, VA 

 

ZONE:     Commercial 

VALUE/UNIT:    $ 328,947.37  +/- /acre   

 

COMMENTS: Vacant commercial parking lot in heavily traveled section of the City just off the 

main intersection of US 58 and I 95. 

TRAFFIC COUNT: 13,000 

 

SALE #3   DATE:  11/05/2019  Instrument #: 190001191 

 

Grantor:    Southside Land Improvement Corp. 

Grantee:    Whitehead Management, LLC. 

 

SALES PRICE:    $65,000 

SIZE:     1.08 +/- acres 

 

LOCATION:    Tax Map Page: 100 Section: A  Lot: 2A 

 Vacant lot on US 58 on the West side of I-95. 

   Emporia City, Greensville County, VA 

 

ZONE:     Commercial 

VALUE/UNIT:    $60,185.19   +/- /acre   

 

COMMENTS: Wooded commercial vacant lot on the western part of Emporia on US 58. 

TRAFFIC COUNT: 10,087 

 

SALE #4    DATE:  7/12/2018  Instrument #:180000741 

 

Grantor:    Ingleside Investments LLC  

Grantee:    KBS & KSS LLC 

 

SALES PRICE:    $ 80,000 

SIZE:     .62 +/- acres 

 

LOCATION:    Tax Map Page: 122 Section: 1 Lot: p/o F 

   N. Main Street (S of Weaver Ave) 

   Emporia City, Greensville County, VA 

 

ZONE:     C-1 Commercial 

VALUE/UNIT:    $129,032+/- /acre   

 

COMMENTS: Vacant commercial lot next to Rent-a-car place on North Main Street in a lower 

traffic part area.  

TRAFFIC COUNT: 9,400 
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Sales Comparison Approach continued 

 

 

SALE #5   DATE:  5/29/2018  Instrument #: 180000565  

 

Grantor:    Ingleside Investments LLC  

Grantee:    IBO KYMR Corp  

 

SALES PRICE:    $ 50,000  

SIZE:     1.08 +/- acres 

 

LOCATION:    Tax Map Page:  122 Section: 1  Lot: 2F 

   S. side Weaver Ave. (just west of North Main Street) 

    Emporia City, Greensville County, VA 

 

ZONE:     C-1 Commercial 

VALUE/UNIT:    $ 46,296 +/- /acre   

 

COMMENTS: Commercial lot off Main Street in an area near the Hospital for medical or 

professional offices in lower traffic area.  

TRAFFIC COUNT: 1,900 

 

 

 

 

 

 

The comparables above range from $328,947.37 per acre to $46,296 per acre. Comparable #2 

which was the largest dollar per acre is in a superior location on West Atlantic Street which also had the 

biggest traffic count out of the other comparables (11,587). The lowest dollar per acre comparable is 

located on Weaver Avenue with a traffic count of (1,900). Our subject property is located on 

Commonwealth Boulevard and has not had a current traffic count survey. Although it is located near 

comparable #1 it does not have similar traffic counts due to no road frontage on North Main Street. 

Therefore, it is the appraiser’s opinion that the subject properties traffic count would be about half of 

comparable #1(subject to a current survey).  Comparable #1 has been actively on the market for over 250 

days and is currently listed for $85,000 which equals $97,254/acre.  

 

Therefore, after considering all the foregoing information it is the appraiser’s opinion that a fair 

market value for the subject land as of 4/21/2023 is $ 80,000/Acre or: 

 

 

 3.90+/-acres (USABLE)   @ $80,000/Acre = $312,000 

 

 0.344+/-acres (POTENTIAL USABLE) @ $80,000/Acre = $27,520 

 

 5.136+/-acres (NON-USABLE)  @ $0/Acre  = $0 

 

       TOTAL  = $339,520 or 

 

        $340,000 ® 
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APPRAISER'S CERTIFICATION 

 

 I certify that, to the best of my knowledge and belief: 

 

 The undersigned hereby certifies (I) that this appraisal conforms to the Uniform Standards of 

Professional Appraisal Practice issued by the Appraisal Standards Boards of the Appraisal Foundation, to 

the applicable provisions of Title XI of the Federal Financial Institution Reform, Recovery and 

Enforcement Act of 1989, 12 U.S.C. 3310, 3331-3351 and to the applicable regulations of the Federal 

Reserve system, 12 CFR Parts 208 and 225, and (II) the undersigned holds the requisite license issued by 

the Virginia and North Carolina Real Estate Appraiser Boards to be able to perform this appraisal in 

compliance with Virginia Law and regulation. 

 

 The undersigned holds the requisite license issued by the Virginia and North Carolina Real Estate 

Appraisal Board to be able to perform this appraisal in compliance with Virginia law and regulations.  The 

statements of fact contained in this report are true and correct. 

 

 The reported analyses, opinions and conclusions are limited only by the reported assumptions and 

limiting conditions, and is my personal, unbiased professional analyses, opinions and conclusions. 

 

 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 above. 

 

 My compensation is not contingent upon the reporting of a predetermined value or direction in 

value that favors the cause of the client, the amount of the valued estimate, the attainment of a stipulated 

result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 

 

 The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics 7 Standards of 

Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of 

Professional Appraisal Practice. 

 

  I have made a personal inspection of the property that is the subject of this report.  If 

more than one person signs the report, this certification must clearly specify which individuals did and 

which individuals did not make a personal inspection of the appraised property. The appraiser HAS NOT 

performed any professional services on the subject property within the past 3 years. 

 

 No one provided significant professional assistance to the person signing this report. If there are 

exceptions, the name of each individual providing significant professional assistance is stated. 

 

 The appraisal assignment was not based on a requested minimum valuation, a specific valuation or 

the approval of a loan.  After careful analysis of all data affecting the value of the property, I am of   the 

opinion that the subject   property   has a Market Value of the fee simple, as of 4/21/2023 of  

 

 

$ 340,000 

 

 

    
______________________________   __________________________ 

 Fred A. Smith      Bennett F. Owen 

Certified General Appraiser    Trainee Appraiser  

State of Virginia #4001-000982    State of Virginia # 4004017398 

 

CERTIFICATION EXPIRES 1/31/2026 
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ADDENDUM



QUALIFICATIONS 

 

 

 



 2 

 



 3 

 
 



 4 



 

 

 

 

ASSUMPTIONS AND LIMITING CONDITIONS 

 

   UNLESS OTHERWISE STATED, this report and/or appraisal are subject to the      following 

assumptions and limiting conditions (Do not use any portion of this report unless you fully accept 

all assumptions and limiting conditions contained throughout this document): 

 

1. The appraiser has not examined into and does not pass upon the title to the property, nor is it to be 

construed or implied that this report in any manner passes upon, counsel, or advises in matters 

legal in character. 

 

2. The description of the premises as reported herein is in accordance with information furnished by 

the client and accepted as correctly designating the boundary lines, but no investigations or survey 

has been made or the same. 

 

3. The property is appraised as a whole in fee simple, free of liens, mortgage, restrictions or use or 

other encumbrances, leases, easements or other contracts running in favor or against the property 

except as may be specified herein. 

 

4. Insofar as data from which computations are based including but not limited to  

operating expenses, income and/or existing contract, zoning regulations or other use restrictions, 

boundary lines, engineering surveys and conditions not evident upon surface inspection of the 

property, information pertaining thereto has been obtained from sources considered reliable, 

accepted and reported herein as correct and authentic but not guaranteed. 

 

5. The value herein applies only to the premises described.  It is not to be employed in making 

summation appraisals of said land and building or buildings which may be placed thereon, nor is 

said value or any analysis thereof or any unit values thereby derived to be construed as applicable 

to any other property however similar. 

 

The division of land and improvement values as reported herein is applicable only under the 

program of utilization as discussed within the context of the report. 

 

6. Possession of this report or any copy thereof does not carry with it the right of publication nor may 

it be used for any purpose other than indicated in the appraisal. 

 

Neither all nor any part of the contents of this report shall be conveyed to the public through 

advertising, public relations, news, sales or other media, without the written consent and approval 

of the author.  The limits on publication include but are not limited to:  valuation conclusions, 

identity of the appraiser of firm with which he is connected. 

 

7. The Appraiser is not required to give testimony or produce documents because of having prepared 

this report unless arrangements are agreed to in advance. If the Appraiser is subpoenaed pursuant 

to court order or required to produce documents by judicial command, the client agrees to 

compensate the Appraiser for his appearance time, preparation time, travel time, and 

documentation preparation time at the regular hourly rate then in effect plus expenses and attorney 

fees. In the event the real property appraised is, or becomes the subject of litigation, a 

condemnation, or other legal proceeding, it is assumed the Appraiser will be give reasonable 

advanced notice, and reasonable additional time for court preparation.  

 

8. The condition of land and any improvements described herein are based upon visual inspection.  

Based on the scope of the assignment, the undersigned did not anticipate   nor was required to 

complete material tests, chemical or soil analysis, or engineering studies. No liability is assumed 

as to the condition of land and improvements by forces not readily evident by a visual inspection 

or forces which would otherwise require special expertise beyond the scope of this analysis. 

 

9. The opinions expressed herein are subject to and contingent upon compliance or the property to 

environmental laws and regulations, where applicable, that may be within. The jurisdiction of any 

federal, state, county or municipal authorities, agencies, or subdivisions therein. 

 

10. The valuation discussed herein are subject to and contingent upon any claims or rights of the 

United States of America or the jurisdictional state as it would relate to lands flowed by tides, 

tributary rivers or other water bodies therein. 

 

11. The property appraisal and value conclusions are set forth under the assumption that the land 

utilization or opinions of highest and best use comply with all laws, regulations and statutes that 

would affect the utilization of said property including but not limited to zoning, licensing and 

environmental, whether within the jurisdiction of federal, state, county, or municipal authority. 
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ASSUMPTIONS AND LIMITING CONDITIONS  Continued 

 

 

12. Any exhibits in the report are intended to assist the reader in visualizing the subject property and 

its surroundings. The drawings are not surveys unless specifically identified as such. No 

responsibility is assumed for cartographic accuracy. Drawings are not intended to be exact in size, 

scale, or detail. 

 

13. If this appraisal values an interest that is less than the whole fee simple estate, then the following 

disclosure applies. The value for any fractional interest appraised plus the value of all other 

complementary fractional interests may or may not equal the value of the entire fee simple estate. 

 

 

 

ENVIRONMENTAL CONDITIONS 

 

14. 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. 

 

SPECIAL NOTE: 

 

If investigations, special studies including but not limited to legal, engineering, chemical, or others, 

completed by qualified individuals should reveal the facts contained within the 

assumptions and limiting conditions as set forth above were not known or conveyed to the appraiser as of 

the date of this report, the undersigned should be appraised of such information to obtain his opinion as to 

the affect, if any, to his final value estimate. 
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VIRGINIA – CAROLINA APPRAISAL CO., INC., PRIVACY POLICY 

(AS OF JULY 1, 2006) 

 

 

Virginia-Carolina Appraisal Co., Inc., like many other providers of financial services, is now required by 

the Gramm-Leach-Bliley Act to inform customers of our policies regarding the collection of nonpublic 

personal information during the appraisal process. 

 

The Federal Trade Commission (FTC) has recently ruled that appraisers are now considered to be financial 

institutions. This stems from statements by FannieMae, FeddieMac, and FHA that appraisers are 

considered as part of the financial institution for their participation in the lending process. 

 

State Licensed / Certified Appraisers have been and continue to be bound by the Uniform Standards of 

Professional Appraisal Practice, (USPAP) and the Ethics Rule which consists of conduct, management, 

confidentiality, and record keeping sections. These rules and standards are more stringent than those 

required by law.  Virginia-Carolina Appraisal, Inc.  has always been diligent about protecting information 

deemed to be private or confidential in nature. 

 

 

TYPES OF NONPUBLIC PERSONAL INFORMATION COLLECTED   

 

Personal information about you and your property is collected during the course of developing the appraisal 

process.  This is generally accomplished with your knowledge and approval.  Nonpublic information is 

normally provided to our agency by you or obtained by us with your authorization.  The purpose of the 

appraisal process is to develop a specific value opinion for a client or customer.  The specific value opinion 

is a part of the requirement for successful completion of a particular real estate financial transaction. 

 

 

PARTIES TO WHOM WE DISCLOSE INFORMATION 

 

This agency does not disclose any nonpublic personal information obtained during the course of developing 

a property’s specific value opinion except as required by law or at the direction of the client to assist in the 

completion of a particular financial transaction.  Such nonpublic information may be disclosed to the client 

and any identified intended users of the specific appraisal, review, or appraisal consulting assignment.  A 

fiduciary agreement is automatically in effect between our agency and the identified customer / client and 

intended users per the Ethic Rules contained within the USPAP.  Additionally, in all such situations, the 

appraiser must comply with all pertinent laws, rules, and regulations regarding the safeguarding of the 

analyses, conclusions, survey results, adjustments, and opinions relative to the appraisal process. 

 

 

RECORD KEEPING REQUIREMENTS 

 

Our agency retains records relating to the informational services that we provide so that we are better able 

to assist with your professional needs and to comply with the requirements of the Ethics Rule as contained 

within the USPAP.  In order to secure your nonpublic personal information, our agency maintains physical, 

electronic, and procedural safeguards to comply with our professional standards of practice. 

 

 

CUSTOMERS RIGHT TO LIMIT PUBLIC DISCLOSURE OR SHARING OF NONPUBLIC 

PERSONAL INFORMATION 

 

Clients / customers have the right to limit of use or reuse of the nonpublic personal information gathered 

during the course of the appraisal process.  The customer must notify this agency within a reasonable time 

that public disclosure, use or reuse of such information is prohibited except as required by applicable law, 

regulation, or the USPAP. 

 

 

Please call if you have any questions concerning this policy.  Your privacy, our professional ethics, and the 

ability to provide you with a quality product or service are very important to us. 

 

  

Virginia-Carolina Appraisal Co., Inc. 

113 North Brunswick Avenue 

South Hill, VA  23970 

(434) 447-3800 
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