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November 16, 2023 

 
The Village Church, Inc. 
Attention: Ray Waters 
3418 Dogwood Drive 
Hapeville, Georgia 30354 

ray@raywaters.com  
 
RE: 3418 Dogwood Drive & 3409 Estelle Street, Hapeville, Georgia 30354 
 
The Village Church, Inc.: 
 
In fulfillment of our agreement as outlined in the Letter of Engagement, we are pleased to present our findings 
with respect to our restricted appraisal report of the above-referenced property, the “Subject”. The purpose of 
this report is to estimate market value of the fee simple interest in the property. The Subject property is a 1.787- 
acre ± site comprised of two contiguous tax parcels improved with two flex buildings. 
 
The report is specifically restricted for the use of The Village Church, Inc., the “Client”, and it is intended only for 
the specified use of the Client. It is our understanding that the report is to be used for internal decision-making 
purposes. Neither this appraisal report nor any portion thereof may be relied upon by third parties without the 
express written consent of DS Murphy Commercial, LLC. We have performed no prior services involving the 
Subject property in the three years preceding this engagement. 
 
As a result of our investigation and analysis, it is our opinion that, Subject to the limiting conditions and 
assumptions contained herein, the estimated “as is” market value of the fee simple interest in the Subject 
property, as of November 7, 2023, is: 
 

THREE MILLION EIGHT HUNDRED THOUSAND DOLLARS 

($3,800,000) 

 
Our conclusions are based on general economic conditions as they existed at the time of our analysis and cannot 
account for the potential impact of any sudden or sharp rise or decline in economic conditions from that date to 
the effective date of our report. Events or transactions that may have occurred subsequent to the effective date 
of the report have not been considered. We are not responsible for updating or revising this report based on 
such subsequent events. 

http://www.dsmurphy.com/vcard/sandeepennington
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The Village Church, Inc. 
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The appraisal process and this Restricted Appraisal Report are intended to comply with Rule 2-2 of The Uniform 
Standards of Professional Appraisal Practice (USPAP), effective January 1, 2020. 
 
This letter is not an appraisal report but accompanies the attached report. If this letter is separated from the 
report, the conclusion(s) reported herein should not be relied upon, as it may be misleading. In addition, this 
appraisal is subject to the specified Assumptions and Limiting Conditions defined herein. Acceptance of this 
report constitutes an agreement with these Assumptions and Limiting Conditions. In particular, we note that no 
member of our firm is an expert regarding environmental condition or structural engineering. Unless otherwise 
noted in the report, the assumption has been made that any improvements are in the condition described and 
no structural defects exist. In addition, the property is assumed to be free and clear of any environmental 
conditions that would impact the value of the property. If either of these assumptions are determined to be untrue, 
we reserve the right to amend this report.  
 
We appreciate this opportunity to be of service. Please contact us if you have any comments or questions. 
 
Respectfully submitted, 
 
 
________________________ 
Sandee Pennington 
Georgia Certified General Appraiser #285157 
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Use of this report is limited to the client(s). The rationale for how the appraiser arrived at the opinions and 

conclusions set forth in this report may not be understood properly without additional information that is in 

the appraiser’s work file. 

Address(s): 3418 Dogwood Drive & 3409 Estelle Street, Hapeville, Georgia 30354 

 

Property Type:  Flex buildings 

 

Current Use:  Multi-tenant flex 

 

Tax Parcel Number(s): 14 009800180269 & 14 009800180061, respectively 

 

Condition: 3418 Dogwood Drive:  Good 

 3409 Estelle Street:  Good 

 

Gross Leaseable Area: 3418 Dogwood Drive:  21,708 Square Feet ± 

 3409 Estelle Steet:    6,750 Square Feet ± 

                                     Total: 28,458 Square Feet ± 

 

Site Area: 1.787 Acre (77,841.72 Square Feet) ±, per Client-provided survey 

 

Floor Area Ratio: 36.56% ± 

 

Year Constructed:  3418 Dogwood Drive: 1940 & 1964 

  3409 Estelle Street: 1968 

 

Flood Zone:  A and X 

 

Flood Panels:  13131C0366F 

 

Access: Good via Dogwood Drive and King Arnold Street, a minor arterials, & Estelle 

Street, a local roadway 

  

State: Georgia 

 

County:  Fulton 

 

City:  Hapeville 

 

Owner:  The Village Church, Inc. 

 

Zoning: U-V, Urban Village District by the City of Hapeville 

 

Client:    The Village Church, Inc. 

 

Intended Use: Internal decision-making purposes. No other uses of this appraisal are intended 

by the appraiser. 
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Intended User: The Client is the only intended user. Neither this appraisal report nor any portion 

thereof may be relied upon by third parties without the express written consent 

of DS Murphy Commercial, LLC. 

 

Property Rights:  Fee Simple 

 

Type of Value:    Market Value 

 

Definition of Market Value: Although the appraisal communicated in this report is not prepared for a financial 

institution, the commonly used definition of market value found in the federal regulations of the agencies that 

regulate financial institutions has been used in this assignment. 

 

Conditions of Appraisal: An extraordinary assumption is made in this appraisal that all the Subject’s 

mechanical and structural systems are functional such that they require no repairs and/or replacements. An 

extraordinary assumption is made in this appraisal that all third-party and/or Client-provided data utilized in 

this appraisal is accurate. An extraordinary assumption is made in this appraisal that the Subject property’s 

improvements are situated on the site such that they do not encroach upon another property and that they 

conform to all applicable governmental regulations and ordinances. An extraordinary assumption is made in 

this appraisal that the interior photos provided by the Client of the portion of 3409 Estelle Street occupied by 

the tenant, Outback Bikes, is the same on the effective date of the report as indicated within the provided 

photos. The reader is advised that the value concluded in this appraisal is subject to change if any 

extraordinary assumption made in this appraisal is proven false. 

 

Foreclosure Activity: As of the effective date of this appraisal, there is little to no impact on the market value 

of the Subject property because of recent foreclosure activity. 

 

Sale History: We have no evidence of a transfer of the Subject property within the prior three years of the 

effective date of this appraisal. 

 

Listing History: We have no evidence of an offering of the Subject property in either CoStar, FMLS, and/or 

GAMLS within the prior year of the effective date of this appraisal. Further, we have not been provided a 

listing agreement by the Client. 
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Purchase & Sale Agreement: We have no evidence of a purchase and sale agreement involving the Subject 

property as of the effective date of this appraisal. Further, we have not been provided a purchase and sale 

agreement by the Client.   

  

Lease Agreement: We are provided with, by the Client, three Sublease Agreements. We are not provided 

with the master lease as the Client indicates this is a non-arm’s length lease back arrangement. The Client-

provided subleases indicate that the tenants collectively lease approximately 36% of the Subject property; 

however, the Client reports the subleases are considered by the Client to be in default and therefore 

unenforceable by the tenants. For this reason, at the Client’s request, the purpose of this report is to estimate 

market value of the fee simple interest in the property.  

 

Scope of Work: The description of the property being appraised is obtained from an interior and exterior 

inspection, public records, and discussions with the Client. All three approaches to value are considered: 

Cost; Sales Comparison; and Income Capitalization. The sales comparison and income approaches are 

developed. The cost approach is given little to no emphasis by market participants and is not considered 

relevant or necessary for credible assignment results. Comparable sales are found in CoStar, FMLS, GAMLS, 

and public and company records. To the extent possible, the data is confirmed via public records and 

discussions with parties to the transactions. 
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Aerial Map 

  
      Source:  Qpublic - Fulton County Pictometry 
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Client-Provided Survey 

  
          Source:  Client 
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Flood Map 

  
     Source:  FEMA 
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Legal Description 1 

  

 

  

 

1 Fulton County Deed 58395, Page 556 
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Real Estate Taxes 

The Subject property is located in the Fulton County and the City of Hapeville tax jurisdictions. 

Properties within these jurisdictions are assessed at 40 percent of the tax appraised value, as estimated by 

tax officials. The most recent published tax bills are as follows: 

3418 Dogwood Drive 

Fulton County 

 

City of Hapeville 
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3408 Estelle Street 

Fulton County 

 

City of Hapeville 

 

The most recent tax appraised value for 3418 Dogwood Drive is $2,163,800 and $157,400 for 3409 

Estelle Street. The combined 2023 tax liability for the Subject property is $38,438.13. 

  



3418 Dogwood Drive & 3409 Estelle Street 
Hapeville, Georgia 30354 P a g e  | 10 

 
 

 

 
 

www.dsmurphy.com 

Photographs – 3418 Dogwood Drive 

  

Typical Exterior View Typical Exterior View 

  

Typical Exterior View Typical Exterior View 

  

Typical Roadway View Typical Roadway View 

  

Typical Roadway View Typical Roadway View 
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Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 
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Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 
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Photographs – 3409 Estelle Street 

  

Typical Exterior View Typical Exterior View 

  

Typical Exterior View Typical Interior View 

  

Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 
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Typical Interior View Typical Interior View 

  

Typical Interior View Typical Interior View 
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OPINIONS AND CONCLUSIONS 

Highest and Best Use: The highest and best use of the Subject property is continued use of the 

improvements with regular upkeep and maintenance as warranted. 

 

Exposure Time: The appraiser’s opinion of reasonable exposure time is less than twelve months. 

 

Effective Date of Value: November 7, 2023 

 

Date of the Property Visit: November 7, 2023 

 

Result of Approaches to Value: 

Cost Approach Not developed. 

 Sales Comparison $3,800,000 

 Income Approach $3,800,000 

 

Final Value Indication:  $3,800,000 
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Summary of Sales Comparison Approach 

 

As shown, the resulting value indication by the sales comparison approach is $3,800,000, after 

rounding.  

Subject Sale 1 Sale 2 Sale 3 Sale 4

3418 Dogwood Dr 2160 1397 4810 280

& 3409 Estelle St Hills Ave NW Blasfield St SE Old National Hwy Mount Zion Rd

Hapeville Atlanta Atlanta Atlanta Hapeville

Georgia Georgia Georgia Georgia Georgia

30354 30318 30315 30337 30354

Property Data

Type Flex Flex Flex Flex

Year Built 1970 1958-1981 1981 1964

Site Area (Square Feet) 2.68 1.27 3.28 1.23

Floor Area Ratio 32.22% 17.92% 31.81% 26.76%

Sales Data

Date Jun-22 May-21 Aug-22 Aug-22

Interest Fee Simple Fee Simple Fee Simple Fee Simple

Sale/Contract Price $6,075,630 $1,340,000 $5,900,000 $1,750,000

GLA (Square Feet) 37,610 9,880 45,452 14,317

Price Per Square Foot $161.54 $135.63 $129.81 $122.23

Adjustments

Property Rights Conveyed $0.00 $0.00 $0.00 $0.00

$161.54 $135.63 $129.81 $122.23

Financing Terms $0.00 $0.00 $0.00 $0.00

$161.54 $135.63 $129.81 $122.23

Conditions of Sale $0.00 $0.00 $0.00 $0.00

$161.54 $135.63 $129.81 $122.23

Expenditures After Purchase $0.00 $0.00 $0.00 $0.00

$161.54 $135.63 $129.81 $122.23

Market Conditions $9.03 $20.13 $6.16 $6.01

Adjusted Sale Price $170.57 $155.76 $135.97 $128.24

Location -15.0% -10.0% 0.0% 0.0%

Quality/Configuration -10.0% 0.0% -5.0% 5.0%

Age/Condition 0.0% 0.0% 0.0% 2.5%

Building Size 2.5% -2.5% 5.0% -2.5%

Site Characteristics 0.0% -2.5% 0.0% 0.0%

Overall Adjustment -22.5% -15.0% 0.0% 5.0%

Adjusted Price Per Unit $132.19 $132.40 $135.97 $134.65

Indicators

Minimum Price/GLA $132.19

Maximum Price/GLA $135.97

Mean Price/GLA $133.80

Median Price/GLA $133.53

Conclusion

Concluded Value/GLA $134.00

Subject GLA 28,458

Value Indication $3,813,372

Rounded To $3,800,000

Comparable Sales Data Adjustment Grid
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Summary of Income Approach 

To determine an appropriate rental rate for the Subject property, we surveyed comparable rentals. 

This research revealed that most similar properties rent in the range of $12.00 to $15.00 per square foot under 

a triple net expense convention where the tenant reimburses the landlord for real estate taxes, insurance, 

and repairs & maintenance, with the remaining operating expenses paid by the tenant. Considering most 

market participants would anticipate the Subject to continue to function as a multi-tenant occupied property 

in conjunction with the configuration of the Subject property, we convert the surveyed triple net rental rates to 

a full-service rental rate where the landlord is responsible for all operating expenses. Based on this, and 

considering specific characteristics of the Subject property, we have concluded a market rent of $17.00 per 

square foot under a full-service expense convention. The summary of the income approach is shown as 

follows: 

 

 

As shown, the resulting value indication by the income approach is $3,800,000, after rounding.  

Total

Revenue

Potential Gross Rental Income 28,458 x $17.00 = $483,786

Operating Expense Reimbursements $0

Total Potential Gross Income $483,786

Vacancy & Collection Loss 4% ($19,351)

Effective Gross Income $464,435

Real Estate Taxes ($38,438)

Insurance 28,458 x $0.50 = ($14,229)

Utilities 28,458 x $2.00 = ($56,916)

Repairs & Maintenance 28,458 x $1.50 = ($42,687)

Management @ 5% = ($23,222)

Replacement Allowance 28,458 x $0.80 = ($22,766)

Total Operating Expenses ($198,258)

Net Operating Income $266,177

Capitalization Rate 7.00%

Indicated Value $3,802,529

Indicated Value (Rounded) $3,800,000

Direct Capitalization Technique

Operating Revenues

Operating Expenses

Direct Capitalization
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Reconciliation and Final Value Conclusion 

There is sufficient data to support both the sales comparison and the income approaches. In the final 

analysis, both approaches to value are given equal emphasis in the final value reconciliation. As a result of 

our investigation and analysis, it is our opinion that, subject to the limiting conditions and assumptions 

contained herein, the estimated “as is” market value of the fee simple interest in the Subject property, as of 

November 7, 2023, is: 

 

THREE MILLION EIGHT HUNDRED THOUSAND DOLLARS 

($3,800,000) 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

1. The property is being appraised free and clear of any and all liens or encumbrances unless 
otherwise stated. 

2. Responsible ownership and competent property management are assumed. 

3. No responsibility is assumed for matters involving legal or title considerations. Title to the property is 
assumed to be good and marketable unless otherwise stated. 

4. Some information identified in this report is being furnished to us by others and is believed to be 
reliable. This is especially pertinent to financial projections and other assumptions furnished by the 
developer(s), owner(s), or their agents. Some of these projections and assumptions inevitably will not 
materialize or unanticipated events may occur subsequent to the date of the appraisal. Therefore, the 
actual results may differ from the projections and these variations could materially affect value. 
Information gathered on comparable sales and rentals, while verified with at least one principal to the 
transaction cannot be assumed to be 100% accurate. 

5. An attempt has been made to obtain the financing terms of the comparable sales by contacting the 
buyer, mortgagee or third parties familiar with the sale. However, when such persons refuse to 
disclose this information, some assumptions must be made based upon any available information. 

6. The dimensions and sizes of both the land and buildings as reported herein are assumed to be correct. 
All engineering data were assumed to be correct. Plot plans and exhibits have been included only to 
assist the reader in visualizing the property. 

7. It was assumed that the utilization of the land and/or improvements is within the boundaries or property 
lines of the property described and that there is no encroachment or trespass unless noted in this 
report. 

8. We are not architects, engineers, or surveyors and do not warrant this report against mathematical 
errors or miscalculations of building or site areas. Should such an error occur, we reserve the right to 
modify the value to reflect any substantial difference. 

9. Financing is one of the prime considerations in the purchase of real estate and while the subject 
property may be financed with special terms, the estimation of "Market Value" requires that current 
market terms be used, and our value assumes market financing. 

10. We have taken into consideration the building and use restrictions, zoning, and other regulations 
applicable to the property. 

11. Furnishings and equipment or business operations, except as specifically indicated and typically 
considered as part of the real estate, are excluded from this appraisal. 

12. If the Cost Approach has been used, Reproduction and/or Replacement costs have been estimated 
utilizing accepted building cost services. However, it must be noted that even actual contractor's cost 
estimates are subject to wide variation, and we assume no responsibility for their accuracy. 

13. If the Income Approach to value has been used, our Discounted Cash Flow Analysis and/or other 
mathematical techniques represent a conscientious effort to analyze the performance of the property 
over a reasonable projection period. However, these are models based upon specific forecasts that 
may or may not occur. 

14. The income and expense projections were based upon our interpretation of the leases (if any), data 
provided by the owner and/or his representatives, and information obtained by third parties. Where 
we found possible conflicting paragraphs in the lease documents that could affect income, we 
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requested additional data from the owner. We relied upon this additional data to resolve any apparent 
lease conflicts and have assumed that the data provided accurately reflect the actual income and 
expenses reported by the owner. Any significant variations could result in a significantly different value 
and the appraiser reserves the right to adjust the appraised value accordingly.  

15. It is assumed that there are no hidden or unapparent conditions of the property, sub-soil or structures 
that would render it more or less desirable. No responsibility is assumed for such conditions or for 
engineering that may be required to discover them. 

16. It is assumed that the property is in full compliance with all-applicable federal, state, and local 
environmental regulations and laws unless a non-compliance is stated, defined, and considered in the 
appraisal report. 

17. We are not aware of any restrictions such as moratoriums on commercial development, ground leases, 
master plans, historic district controls, deed covenants, environmental regulations, building costs, fire 
regulations, title restrictions or private agreements that would prevent the building's legal use. 
However, should such restrictions become evident, we reserve the right to consider their effect on the 
appraised value. 

18. It was assumed that all licenses, certificates of occupancy, consents or other legislative or 
administrative authority required by any local, state, or national government or private utility or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 

19. Typical property utility border easements were noted during the site inspection. No study of deed 
restrictions has been conducted by the appraiser. A title search would be required to provide positive 
assurance of the existence or absence of deed restrictions. For the purpose of this appraisal, it is 
assumed that there are no deed restrictions or liens that would adversely affect the subject site. 

20. The distribution, if any, of the total valuation in this report between land and improvements applies 
only under the stated program of utilization. It is invalidated if used separately or in conjunction with 
any other appraisal. 

21. This appraisal has been prepared as closely as possible to comply with the guidelines set forth by the 
Uniform Standards of Professional Practice (USPAP) of the Appraisal Foundation as mandated under 
the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA). We have also 
made every attempt to adhere to the specific instructions of the engagement letter issued by the lender 
and included in the addenda of this report. 

22. The party for whom this restricted appraisal report is intended is the only intended user. Further, 
neither all nor any part of this appraisal report shall be disseminated to the general public by the use 
of advertising media, public relations media, news media, sales media or other media for public 
communication without the prior written consent of the signatories of this appraisal report. 

23. This Restricted Appraisal Report is intended to comply with the requirements set forth under Standard 
2-2(b) of the Uniform Standards of Professional Appraisal Practice for an Appraisal Report. As such, 
it does not present detailed discussions of the data, reasoning, and analysis used in the appraisal 
process to develop the appraiser's opinion of value. Supporting documentation concerning the data, 
reasoning, and analysis is retained in the appraiser's file. The information contained in this report is 
specific to the needs of the client and the intended use stated in the report. The appraiser is not 
responsible for unauthorized use of this report. 

24. Unless otherwise stated in this report, the existence of hazardous material, that may or may not be 
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the 
existence of such materials on or in the property. The appraiser, however, is not qualified to detect 
such substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, 
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or other potentially hazardous materials may affect the value of the property. The value estimate is 
predicated on the assumption that there is no such material on or in the property that would cause a 
loss in value. No responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them. The client is urged to retain an expert in this field, if desired. 

25. The required occupancy permits that are necessary for compliance with all local, state, and federal 
regulations are assumed to be in place and valid. 

26. The appraised value assumes that the boundaries, as described on the public record, are accurate, 
unless otherwise noted in this report. 

27. The appraised value assumes that the improvements described in this report are the only 
improvements that exist on the described land and the no adverse easements or encroachments 
negatively affect the value of the property. 

28. The appraiser(s) are not required to give testimony in Court in connection with this appraisal. If the 
appraisers are subpoenaed pursuant to a court order, the client agrees to pay the appraiser(s) regular 
per diem rate plus expenses. 

29. Americans with Disabilities Act (ADA) of 1990 - A civil rights act passed by Congress guaranteeing 
individuals with disabilities equal opportunity in public accommodations, employment, transportation, 
government services, and telecommunications. Statutory deadlines become effective on various dates 
between 1990 and 1997. We have not made a determination regarding the subject’s ADA compliance 
or non-compliance. Non-compliance could have a negative impact on value; however, this has not 
been considered or analyzed in this appraisal.  
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Certification Statement 

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

• 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 are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of this appraisal report and no personal 
interest with respect to the parties involved. 

• 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 no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment. 

• My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

• My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of 
this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 
the Georgia Real Estate Appraiser Classification and Regulation Act and the Rules and Regulations of the 
Georgia Real Estate Appraisers Board. 

• The global outbreak of a "novel coronavirus" (known as COVID-19) was officially declared a pandemic by the 
World Health Organization (WHO) on March 11, 2020. As of the effective date of this appraisal it is unknown 
what direct, or indirect, effect, if any, this event may have on the national economy, the local economy or the 
market in which the Subject property is located. The reader is cautioned and reminded that the conclusions 
presented in this appraisal report apply only as of the effective date(s) indicated. The appraiser makes no 
representation as to the effect on the Subject property of this event, or any event, subsequent to the effective 
date of the appraisal. 

• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements Code of Professional Ethics & Standards of Professional Appraisal Practice of 
the Appraisal Institute, which include the Uniform Standards of Professional Appraisal Practice. 

• The use of this report is subject to the requirements specified in the Assumptions and Limiting Conditions. 

• I have made a visual exterior and interior inspection of the property that is the subject of this report with the 
exception of the portion of 3409 Estelle Street occupied by Outback Bikes for which the Client provided interior 
photos. 

 

 

_____________________________        November 16, 2023 
Sandee Pennington          Date 
GA Certified General Appraiser #285157 

  



3418 Dogwood Drive & 3409 Estelle Street 
Hapeville, Georgia 30354 P a g e  | 23 

 
 

 

 
 

www.dsmurphy.com 

Marshall & Swift Condition Rating Indicators2 

• Excellent Condition – All items that can normally be repaired or refinished have recently been corrected, 

such as new roofing, paint, furnace overhaul, state-of-the-art components, etc. With no functional 

inadequacies of any consequence and all major short-lived components in like-new condition, the overall 

effective age has been substantially reduced upon complete revitalization of the structure regardless of 

the actual chronological age. 

• Very Good Condition – All items well maintained, many having been overhauled and repaired as they’ve 

shown signs of wear, increasing the life expectancy and lowering the effective age, with little deterioration 

or obsolescence evident and a high degree of utility. 

• Good Condition – No obvious maintenance required, but neither is everything new. Appearance and 

utility are above the standard, and the overall effective age will be lower than the typical property. 

• Average Condition – Some evidence of deferred maintenance and normal obsolescence with age in that 

a few minor repairs are needed, along with some refinishing. But with all major components still functional 

and contributing toward an extended life expectancy, effective age and utility are standard for like 

properties of its class and usage. 

• Fair Condition – Much repair needed. Many items need refinishing or overhauling, deferred maintenance 

obvious, inadequate building utility and services all shortening the life expectancy and increasing the 

effective age. 

• Poor Condition – Repair and overhaul needed on painted surfaces, roofing, plumbing, heating, numerous 

functional inadequacies, substandard utilities, etc. (found only in extraordinary circumstances). Excessive 

deferred maintenance and abuse, limited value-in-use, approaching abandonment or major 

reconstruction; reuse or change in occupancy is imminent. Effective age is near the end of the scale 

regardless of the actual chronological age. 

 

 

 

2 Marshall Valuation Service, Irvine CA  
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FEMA Special Flood Hazard Area Classifications 

• X – Not located in a FEMA designated special flood hazard area 

• A – Areas with a 1% annual chance of flooding and a 26% chance of flooding over the life of a 30‐

year mortgage. Because detailed analyses are not performed for such areas; no depths or base flood 

elevations are shown within these zones. 

• AE – Areas with a 1% annual chance of flooding and a 26% chance of flooding over the life of a 30‐

year mortgage.  The base floodplain where base flood elevations are provided. 

• AO – River or stream flood hazard areas, and areas with a 1% or greater chance of shallow flooding 

each year, usually in the form of sheet flow, with an average depth ranging from 1 to 3 feet. These 

areas have a 26% chance of flooding over the life of a 30‐year mortgage. Average flood depths derived 

from detailed analyses are shown within these zones. 

• AH – Areas with a 1% annual chance of shallow flooding, usually in the form of a pond, with an average 

depth ranging from 1 to 3 feet. These areas have a 26% chance of flooding over the life of a 30‐year 

mortgage. Base flood elevations derived from detailed analyses are shown at selected intervals within 

these zones. 

• VE – Coastal areas with a 1% or greater chance of flooding and an additional hazard associated with 

storm waves. These areas have a 26% chance of flooding over the life of a 30‐year mortgage. Base 

flood elevations derived from detailed analyses are shown at selected intervals within these zones. 

• X500 – Areas of 500-year flood; areas of 500-year flood with average depths of less than 1 foot or 

with drainage areas less than 1 square mile; and areas protected by levees from 500-year flood.  An 

area inundated by 0.2% annual chance flooding. 

• Regulatory Floodway – The channel of a river or other watercourse and the adjacent land areas that 

must be reserved in order to discharge the base flood without cumulatively increasing the water 

surface elevation more than a designated height. Communities must regulate development in these 

floodways to ensure that there are no increases in upstream flood elevations. For streams and other 

watercourses where FEMA has provided Base Flood Elevations (BFEs), but no floodway has been 

designated, the community must review floodplain development on a case-by-case basis to ensure 

that increases in water surface elevations do not occur or identify the need to adopt a floodway if 

adequate information is available. 
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Appraiser Qualifications 

Sandee S. Pennington 
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Appraiser License 
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Appraisal Engagement Agreement 
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