
 

 

APPRAISAL REPORT 

1115 BRACKENRIDGE AVENUE 

Brackenridge, Pennsylvania 15014 

 

VALUATION DATES 

As-Is Market Value: January 14, 2022 

Date of Report: February 4, 2022 

 

PREPARED BY 

Timothy J. Sakmar 

Anthony J. Owen 

Owen Appraisal Service LLC 

300 Bilmar Drive  

Pittsburgh, PA 15205 

File No: PR-22287 

PREPARED FOR 

1115 Brackenridge, LLC  

 

  

  



 

 

Owen Appraisal Service LLC 

300 Bilmar Drive  

Pittsburgh, PA 15205 

+1 (412) 921-6936 

 

OWEN APPRAISAL SERVICE LLC PR-22287  

February 4, 2022  

1115 Brackenridge, LLC  

 

RE: Appraisal Report 

1115 Brackenridge Avenue, Brackenridge, Pennsylvania 15014 

Owen Appraisal Service LLC File No: PR-22287 

  

Mr. Williams: 

Owen Appraisal Service LLC is proud to present the appraisal that satisfies the agreed upon scope of work 

with 1115 Brackenridge, LLC.  

The subject property, located at 1115 Brackenridge Avenue, Brackenridge, PA, located in the Northeast 

Pittsburgh submarket, is a mixed use commercial property with a three story brick building improvement and 

detached one level single unit dwelling. The mixed use building contains two commercial spaces and an 

apartment unit on the first floor, and 10 apartments on the second and third floors. The total GBA is estimated 

at 12,140 SF. The subject property is currently vacant. 

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal Practice (USPAP), 

the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute and 

applicable state appraisal regulations. To report the assignment results, we use the Appraisal Report option 

of Standards Rule 2-2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in 

an Appraisal Report depending on the intended use and intended users of the appraisal, we adhere to the 

Owen Appraisal Service internal standards for an Appraisal Report – Standard Format. This format summarizes 

the information analyzed, the appraisal methods employed, and the reasoning that supports the analyses, 

opinions, and conclusions. 

The purpose of this appraisal is to develop an opinion of the As-Is Market Value (Fee Simple). The following 

table conveys the final opinion of value that is developed in this appraisal: 

 

This report conforms to the current Uniform Standards of Professional Appraisal Practice (USPAP), the 

Financial Institutions Reform and Recovery and Enforcement Act (FIRREA) standards. 

EXTRAORDINARY ASSUMPTIONS 

The use of an extraordinary assumption(s) may have impacted the results of the assignment. The GBA and 

NRA estimates are accurate. The renovation cost estimated utilized in this report was provided by the owner 

and assumed to be true and correct. If it is determined that the cost to renovate is in fact different, the results 

of this report would be impacted. We have relied on information provided by the client as well as from public 

records as it relates to building size, year of construction, land size, and other physical, financial, and economic 
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characteristics. It is an extraordinary assumption of this appraisal that this information is accurate and was not 

misrepresented. We relied on public records for items such as real estate tax information, zoning information 

and in some cases, site and building size information.  We assume this information is accurate.  However, 

should other information be provided that have a material impact on our conclusion, then we would reserve 

the right to readdress our conclusion. This analysis makes the extraordinary assumption that the non-

inspected areas of the property are in a similar condition to the areas inspected by the appraiser unless 

otherwise noted. Detached dwelling is estimated to be in average overall condition based on exterior 

inspection. 

HYPOTHETICAL CONDITIONS 

No Hypothetical Conditions were made for this assignment. 

RELIANCE LANGUAGE 

No liability is assumed, expressed or implied by Owen Appraisal Service LLC, or the appraiser(s) for 

unauthorized use of this report. Only those persons, parties, entities, companies, corporations, partnerships, 

associations or groups that are explicitly identified as an intended user may rely on, and use this report. There 

are no implied, suggested, inferred, consequential, or indirect intended users of this report. Unauthorized 

users should not use, or rely on any portion of this document. Unauthorized users do so at their own risk or 

peril. 

If there are any specific questions or concerns regarding the attached appraisal report, or if Owen Appraisal 

Service LLC can be of additional assistance, please contact the individuals listed below. 

AT THE TIME OF THIS ASSIGNMENT, A GLOBAL PANDEMIC IS UNDERWAY AND NORMAL MARKET ACTIVITY WAS SUSPENDED BY THE 

GOVERNOR EFFECTIVE FROM MARCH 2020 UNTIL MAY 29, 2020.  ALL BUSINESSES WERE ORDERED TO CLOSE AND NORMAL MARKET 

ACTIVITY HAD BEEN TEMPORARILY PAUSED.  NO DATA EXISTS UNDER THESE CIRCUMSTANCE AND THIS APPRAISER CANNOT FORECAST 

THE IMPACT ON REAL ESTATE PRICES, AVAILABILITY OF FINANCING AND BUYER DEMAND AND OR BUYING POWER.  THIS REPORT, AS IS 

THE CASE WITH ANY CURRENT MARKET VALUATION, RELIES ON HISTORICAL DATA UP TO THE EFFECTIVE DATE OF VALUE. 

Respectfully Submitted, 

OWEN APPRAISAL SERVICE LLC 

 

 

 

Timothy J. Sakmar 

PA Certified General Real Estate Appraiser 
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Expiration Date 6/30/2023 
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Anthony J. Owen 

PA Certified General Real Estate Appraiser 
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PROPERTY IDENTIFICATION  

The subject property, located at 1115 Brackenridge Avenue, Brackenridge, PA, located in the Northeast 

Pittsburgh submarket, is a mixed use commercial property with a three story brick building improvement and 

detached one level single unit dwelling. The mixed use building contains two commercial spaces and an 

apartment unit on the first floor, and 10 apartments on the second and third floors. The total GBA is estimated 

at 12,140 SF. The subject property is currently vacant. 

The assessor parcel number is: 1224-D-20.  

LEGAL DESCRIPTION 

The legal description of the subject property is as follows: BRACKENRIDGE EXTN PLAN 296-297 PT 295 LOT 

98X138.5X98.22 RR IN ALL BRACKENRIDGE AVE IMP-DESC: 3 STY BRK BLDG 1115-1117 1 STY FRA & INS BRK 

HSE  

CLIENT IDENTIFICATION 

The client of this specific assignment is 1115 Brackenridge LLC.  

INTENDED USE & INTENDED USERS 

The intended use of this appraisal is to assist the client in making internal business decisions related to this 

asset. 1115 Brackenridge LLC or assigns are the only intended users of this report. 

PURPOSE 

The purpose of this appraisal is to develop an opinion of the As-Is Market Value (Fee Simple).  

PERSONAL PROPERTY & BUSINESS INTANGIBLE 

There is personal property (FF&E) with contributory value included in the conclusion reported herein. Further 

details are provided later in this report. There is no business or intangible value included in the value 

conclusion reported herein. 

PROPERTY AND SALES HISTORY 

Current Owner 

According to Allegheny County Public Records, legal title to the subject property is held by 115 Brackenridge 

LLC. The subject property was transferred from River Stone Lofts & Apartments LLC to 115 Brackenridge LLC 

on August 1, 2017 for the consideration of $130,000 indicating a price paid of $10.71 PSF. This transaction is 

recorded under Book 16919 & Page 147 of the Public Records of Allegheny County. This transfer of ownership 

is believed to be Arm's Length transaction.  

Three-Year Sales History 

According to county records there has been no transfer of ownership for the subject property in the past three 

years and there is no known pending sale. The subject is currently listed for sale on the MLS. The beginning 

list date was 10/4/2021 with a list price of $279,000. The asking price was reduced on 10/21/2021 to $259,000, 

11/11/2021 to $219,000, 11/27/20021 to $209,000 and 12/08/2021 to $199,000. As of the date of this report, 

the subject's current list price is $199,000 with a total days on market of 102. 
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EXPOSURE & MARKETING TIME 

Marketing time and exposure time are both influenced by price. That is, a prudent buyer could be enticed to 

acquire the property in less time if the price were less. Hence, the time span cited below coincides with the 

value opinion(s) formed herein. 

USPAP Standard rule 1-2(c)(iv) requires an opinion of exposure time, not marketing time, when the purpose 

of the appraisal is to estimate market value. In the recent past, the volume of competitive properties offered 

for sale, sale prices, and vacancy rates have fluctuated little. Sale concessions have not been prevalent. The 

following information is used to estimate exposure time and marketing time for the subject: 

 

Exposure Time Conclusion 

The subject is a commercial (mixed use commercial) use totaling 12,140 SF (NRA) on 0.3119-acres (13,588 SF) 

located at 1115 Brackenridge Avenue in Brackenridge, Allegheny County, Pennsylvania. Considering these 

factors, a reasonable estimate of exposure time for the subject As-Is Market Value (Fee Simple) is 9 to 12 months. 

Marketing Time Conclusion 

A marketing time estimate is a forecast of a future occurrence. History should be considered as a guide, but 

anticipation of future events & market circumstances should be the prime determinant. Overall market 

conditions are expected to remain stable, so a marketing time of 9 to 12 months is predicted for the subject. 

DEFINITION OF MARKET VALUE 

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

requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and assuming that 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 own best interests; 

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

4. Payment is made in terms of cash in United States dollars or in terms of financial arrangements comparable 

thereto; and 

5. The price represents the normal consideration for the property sold unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale.1 

PROPERTY RIGHTS APPRAISED 

The property rights appraised constitute the fee simple interest. 

 
1 Office of Comptroller of the Currency (OCC), Title 12 of the Code of Federal Regulation, Part 34, Subpart C -Appraisals, 34.42 (g); Office of Thrift 

Supervision (OTS), 12 CFR 564.2 (g); This is also compatible with the FDIC, FRS and NCUA definitions of market value. 
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VALUE SCENARIOS 

As-Is Value 

The estimate of the value of real property in its current physical condition, use, and zoning as of the appraisal 

date.2 

SCOPE OF WORK 

The scope of work for this appraisal assignment is outlined below:  

 The appraisal analyzes the regional and local area profiles including employment, population, household 

income and real estate trends. The local area was inspected to consider external influences on the 

subject. 

 The appraisal analyzes legal and physical features of the subject including site size, improvement size, 

flood zone, seismic zone, site zoning, easements, encumbrances, site access and site exposure. 

 The appraisal includes a small mixed use retail/office w/apartments property market analysis for the 

Pittsburgh Area market and Northeast Pittsburgh submarket using vacancy, absorption, supply and rent 

data. Conclusions were drawn for the subject’s competitive position given its physical and locational 

features, current market conditions and external influences. 

 The appraisal includes a Highest and Best Use analysis and conclusions have been completed for the 

highest and best use of the subject property As Vacant and As Improved. The analysis considered legal, 

locational, physical and financial feasibility characteristics of the subject site and existing improvements. 

 In selecting applicable approaches to value, the appraisers considered the agreed upon appraisal scope 

and assessed the applicability of each traditional approach given the subject’s characteristics and the 

intended use of the appraisal. As a result, this appraisal developed Sales Comparison and Income (Direct 

Capitalization) approaches. The values presented represent the As-Is Market Value (Fee Simple).  

 The assignment was prepared as an Appraisal Report in accordance with USPAP Standards Rules 2, with 

the analysis stated within the document and representing a summarized level of analysis.  

 The authors of this report are aware of the Competency Rule of USPAP and meet the standards. 

ASSISTANCE PROVIDED 

No one provided real property appraisal assistance to the individuals signing this report.  

SOURCES OF INFORMATION 

The following sources were contacted to obtain relevant information:  

 
2 

The Dictionary of Real Estate Appraisal, 6th Ed. (Chicago: Appraisal Institute 2015) 
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The lack of the unavailable items could affect the results of this analysis. As part of the general assumptions 

and limiting conditions, the subject is assumed to have no adverse easements, significant items of deferred 

maintenance, or be impacted by adverse environmental conditions.  

SUBJECT PROPERTY INSPECTION 

 



REGIONAL AREA MAP  

OWEN APPRAISAL SERVICE LLC  PR-22287 12 

 
 



REGIONAL AREA ANALYSIS  

OWEN APPRAISAL SERVICE LLC  PR-22287 13 

INTRODUCTION 

In order to understand the subject’s position in the area or region, we have undertaken a brief analysis in 

order to determine how trends—both historical and projected—in population, employment, personal income, 

consumer spending, and housing impact supply and demand and influence the subject’s area directly and 

indirectly. This analysis first begins on a broader spectrum, and without respect to the subject itself, and is 

highlighted in the Regional Area Analysis. Secondly, we undertake a more narrowly focused study of the 

aforementioned attributes as they relate directly to the subject and the subject’s neighborhood. This 

discussion is presented in the forthcoming Local Area Analysis.  

REGIONAL AREA ANALYSIS 

The subject property is located in Brackenridge, Pennsylvania. The map presented on the previous page 

illustrates the subject property location relative to the Pittsburgh, PA MSA metropolitan area. 

Unemployment 

The following graphs charts the trailing 18 months and trailing 10 years unemployment rate for the United 

States, Middle Atlantic Division, Pennsylvania, Pittsburgh, PA MSA, and Allegheny County. 
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Employment 

The following chart shows the trailing 10 years employment for the state of Pennsylvania, Pittsburgh, PA MSA, 

and Allegheny County. 

 

 

 



LOCAL AREA MAP  

OWEN APPRAISAL SERVICE LLC  PR-22287 15 

 



LOCAL AREA ANALYSIS  

OWEN APPRAISAL SERVICE LLC  PR-22287 16 

INTRODUCTION  

The subject property is located in the Brackenridge area of the Northeast Pittsburgh submarket. The 

immediate area of the subject is characterized by industrial and residential uses with residential and 

commercial uses in the surrounding area.  

Demographics 

The following information reflects the demographics for the subject’s area. 

 

Population 

The estimate provided by ESRI for the current 2021 population within the subject neighborhood’s 3 mile radius 

is 41,115 representing a -3.86% change since 2010. ESRI’s 2020 population estimate for the subject’s 5 mile 

radius is 58,866, which represents a -4.54% change since 2010. 

Looking forward, ESRI estimates that the population within the subject neighborhood’s 3 mile radius is 

forecasted to change to 40,402 by the year 2026. As for the broader area, ESRI forecasts that the population 

within the subject’s 5 mile radius will change to 57,735 over the next five years. The population estimates for 

the next five years within the subject’s 5 mile radius represents a -1.92% change as well as a -1.17% change 

within the subject’s 1 mile radius for the same period. 
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Households 

The estimates provided by ESRI indicate that the number of households within the subject neighborhood’s 3 

mile radius is 18,570, which is a -2.10% change since 2010. Within the subject’s broader 5 mile radius, ESRI 

estimates that the number of households is 26,378, a -2.74% change over the same period of time.  

By the year 2026, the estimates provided by ESRI indicate that the number of households within the subject 

neighborhood’s 3 mile radius will change by -1.22% to 18,343 households. Additionally, ESRI’s estimate for 

total households over the next five years within the subject’s broader 5 mile radius indicates an expected 

change of -1.40% which will result in a total household estimate of 26,009. 

Looking back, the number of households in the subject neighborhood’s 3 mile radius changed -4.24% during 

the ten-year period of 2000 to 2010. Since then it has changed by -2.10%. 

Income 

Income estimates provided by ESRI for the subject neighborhood’s 3 mile radius indicates that the median 

household income is $51,074 and that the average household income is $63,924. Further, the estimates 

provided by ESRI indicate that, for the subject’s broader 5 mile radius the median household income is 

$52,448, and the average household income is $67,531. Given that there are reportedly 26,378 households in 

the subject’s 5 mile radius, it is estimated that the local effective buying income is around $1,781,332,718. 

CONCLUSION 

Based on our observation and the data provided by ESRI, it is perceived that the income and population 

demographics for the subject neighborhood exhibit average characteristics in terms of reported population 

growth and income levels. As previously mentioned, the population for the subject’s 3 mile radius has 

decreased 3.86% since 2010 and based on the projections provided by ESRI, it is expected to continue to 

decrease another 1.73% during the next 5 years. Lastly, we perceive that, since average household incomes 

are around the national average ($63,924, for the subject’s 3 mile radius) and given that the area is adequately 

populated (18,570 households in a 3 mile radius), developments like the subject should be supported.  
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SURROUNDING LAND USES 

The following tables and maps highlight the development in and around the subject. 
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The land use in the subject’s immediate neighborhood consists of a significant amount of commercial 

property, comprising of a mix of many property types. Commercial uses in the area include the small- to- 

medium sized freestanding office and retail properties, as well as service-related uses, restaurants, gas 

stations/convenience stores and banks. The following chart illustrates the high concentration of industrial 

compared to multi-family, office and retail properties. 
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RECENT DEVELOPMENT 

No recent developments noted. 

DEVELOPMENT PIPELINE 

Under Construction 

No current developments under construction noted. 

Proposed 

Based on our findings, there appears to be 1 project that is proposed for construction. This project is perceived 

to be within 1.1 miles of the subject. The size of the proposed development is 7,200 SF. Further, it appears 

that the development that is proposed will be retail in nature.  

The following table details our findings: 

 

ECONOMIC INFLUENCES 

The local area economic status is important to recognize as the measurement of income levels provides an 

indication of the ability of the area population to buy, rent and maintain property. The economic status of an 

area also provides an indication of the population’s appetite for goods and services. Relevant economic 

information includes income levels, property ownership vs. rent, property rent levels, rent level trends, 

property vacancy and new construction.  

The best measure of any impact on values due to COVID-19 would be in direct transaction indicators that are 

objectively verified. However, given that the pandemic is ongoing as of the date of this report, minimal activity 

is evident from which to draw benchmark comparisons based on transactional data.  

As the COVID-19 pandemic is continuing, items that are considered to influence conditions include: market 

confidence, expectations of impaired property/operating performance, interest rate change risk (debt and 

equity), the amount of time of liquidity and affected market and pricing activity.  
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All or some of these conditions may be shorter term issues, but others may linger and have a lasting impact 

on valuations in the commercial real estate sector for months or years to come.  

Based on discussions and interviews with a wide range of market participants, a variety of factors and concerns 

are prevalent in the market that will likely have a negative impact broadly on values, depending on property 

type and region. Essential Service Providers will be less impacted (distribution facilities, medical facilities, 

grocery service) as these sectors performance is expected to continue.  

Uncertainty, lender concerns, public traded securities and return requirements provide evidence that the 

market has shifted downward and real estate values will likewise impacted, but to what degree is not certain. 

Few experts or economists at this point are willing to state a threshold duration at which point everything will 

return to normal quickly, versus a duration of limited economic activity that spirals into worldwide recession. 

GOVERNMENT INFLUENCE 

Governmental considerations relate to zoning, building codes, regulations, flood plain restrictions, special 

assessment, property tax and empowerment zones.  

Zoning in the area is mixed, including commercial, residential and industrial designations. Zoning code is 

enforced by the municipality and enforcement in all areas of Brackenridge Borough is considered to be strong. 

Rezoning is typically discouraged and requires public input in all municipalities. Building codes are in force 

and require a certain standard of construction quality and design. This is a typical influence on properties 

similar to the subject and falls in line with the zoning classification.  

Property taxes in the area are established by Allegheny County and are assessed based on valuation. 

Considering broad authority of the county administration, the assessments in the neighborhood are similar 

to other neighborhoods in the metropolitan area. There are no known special assessments that affect property 

in the neighborhood.  

ACCESS/PUBLIC TRANSPORTATION 

With the existing transportation system, most areas of metropolitan Brackenridge are accessible from the 

subject neighborhood and access is considered average for the metropolitan area. Public bus service is 

available throughout the area.  

ENVIRONMENTAL INFLUENCES 

The subject area is considered to be a typical neighborhood with average building size and density. There are 

no extraordinary topographical features, nuisances of hazards. Public utilities are available in most all areas in 

quantities from public and private sources. The area has both public and private schools in adequate supply 

and quality. 

LOCAL AREA SUMMARY 

The market benefits from a diverse blend of residential, commercial, and community uses and close proximity 

to many recreational activities. The area suffered during the recession of the late 2000’s and into the 2010’s, 

and the market has been strengthening since roughly 2011-2012, due to the good livability factors associated 

with the region. However, the area in general has been on a stable decline since the steel industry exit of the 

region in the 1980’s and 1990’s. The small river side towns, such as the subject’s neighborhood, flourished 

during the steel and manufacturing industry boom in the region but have since experienced declines in 

population. The outlook for this market area is average into the foreseeable future. 
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The subject site consists of one parcel and has 13,588 SF (0.3119 AC) of land area. The size of the site area 

was estimated based on the assessor's parcel map. It is perceived that there is no surplus or excess land at the 

subject. If a professional survey is provided then precise measurements may be available. Unless otherwise 

noted, the usable site area has been utilized herein. The following summaries the salient characteristics of the 

subject site. 

Address 1115 Brackenridge Avenue, Brackenridge, Pennsylvania. 

Census Tract 42-003-402000 

 

Accessibility Access to the subject site is considered average overall.  

 

Exposure & Visibility Exposure of the subject is average with frontage on Brackenridge Avenue, a 

neighborhood street, with average visibility to traffic.  

Flood Plain Zone X (Unshaded). This is referenced by Panel Number 42003C0251H, dated 

September 26, 2014. Zone X (unshaded) is a moderate and minimal risk area. 

Areas of moderate or minimal hazard are studied based upon the principal 

source of flood in the area. However, buildings in these zones could be flooded 

by severe, concentrated rainfall coupled with inadequate local drainage 

systems. Local storm water drainage systems are not normally considered in a 

community’s flood insurance study. The failure of a local drainage system can 

create areas of high flood risk within these zones. Flood insurance is available 
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in participating communities, but is not required by regulation in these zones. 

Nearly 25% of all flood claims filed are for structures located within these zones. 

Minimal risk areas outside the 1% and 0.2% annual chance floodplains. No BFEs 

or base flood depths are shown within these zones. (Zone X (unshaded) is used 

on new and revised maps in place of Zone C.)   

Seismic The subject is in an unknown area. 

Easements A preliminary title report was not available for review. During the property 

inspection, no adverse easements or encumbrances were noted. This appraisal 

assumes that there are no adverse easements present. If questions arise, further 

research is advised. 

Soils A detailed soils analysis was not available for review. Based on the development 

of the subject, it appears the soils are stable and suitable for the existing 

improvements. 

Hazardous Waste We have not conducted an independent investigation to determine the 

presence or absence of toxins on the subject property. If questions arise, the 

reader is strongly cautioned to seek qualified professional assistance in this 

matter. Please see the Assumptions and Limiting Conditions for a full disclaimer. 

Site Rating Overall, the subject site is considered a good mixed use commercial site in terms 

of its location, exposure and access to employment, education and shopping 

centers, recognizing its location along a neighborhood street, adjacent to a mix 

of commercial, residential and industrial property uses. 

Site Conclusion In the final analysis of the site, no significant detriments were discovered which 

would inhibit development according to its highest and best use. The site 

displays adequate accessibility and locational features for commercial 

development. The site’s physical and legal characteristics appear to be 

supportive of and suitable for the subject’s current use. 

 



PLAT MAP  

OWEN APPRAISAL SERVICE LLC  PR-22287 27 

 

 



FLOOD MAP  

OWEN APPRAISAL SERVICE LLC  PR-22287 28 

 

 



TAXES & ASSESSMENT  

OWEN APPRAISAL SERVICE LLC  PR-22287 29 

TAX HISTORY 

The subject’s assessment history is shown in the following table:  

 

CURRENT TAXATION & ASSESSMENT DESCRIPTION 

Throughout Allegheny County, the Total Assessed Value is supposed to represent 100% of market value for 

all properties. Given the actual price movement of properties relative to the limited frequency of re-

assessment the State publishes an annual “Common Level Ratio” which is the percentage of accuracy of 

property assessments relative to their respective sale prices. Current (to July 2022) Common Level Ratio is 

1.23; or 1/ 1.23 = 81.30%. This implies that any property in Allegheny County is likely assessed at 81.30% of 

its market value. The total assessment for the subject property for the tax year 2021 is $92,400 or $7.61 PSF. 

There are no exemptions in place. The total tax bill for the property is $3,313 or $0.27 PSF.  

This is within the general range for comparable mixed use commercial uses in the area. The subject’s assessed 

values and property taxes for the current year are summarized in more detail in the following table.  

 

The last assessment for the subject was January 2012 with future assessments not scheduled. In this instance, 

the assessment is equal to the market value multiplied by the assessment ratio. The Allegheny County Tax 

Authority does not usually reassess upon sale. Based on the foregoing, and the current assessment's 

relationship to market value, we perceive that the risk of a reassessment is average. Should a reassessment 

occur, we believe it could be around 81% of market value.  An estimated change in the estimate of taxes is 

presented in the income capitalization approach using a loaded cap rate.  

The subject county tax is paid and current through 2021. It is unknown whether the subject property is 

currently encumbered by municipal or school district delinquent taxes. For the purposes of this appraisal, we 

assume that all outstanding taxes have been paid, and that the subject has a clear and marketable title. 

Pending tax liens are NOT CONSIDERED IN THE VALUE CONCLUSION.  

CALCULATE STABILIZED TAXES 

We have estimated that the assessment for the subject would change once completed and stabilized. This is 

because we perceive that the fee simple market value of the subject will change as a result of the 

stabilization/renovation/lease-up.  
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CONCLUSION 

In this section, we analyzed the subject’s historical and current assessment, as well as considered the subject’s 

tax burden as it relates to its current stabilized market value on a fee simple basis. An estimate of a change in 

tax burden is noted in the income approach section of this report utilizing a loaded cap rate.
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The subject is located in the General Retail and Business (C-1) zoning area.  

 

 

 

Parking Requirements 

Parking varies by use. The subject provides 10+ parking spaces and is therefore conforming to zoning 

requirements. The parking ratio is at the high end of the typical range of properties in the market area and 

are within zoning requirements.  

Zoning Conclusion 

The current use for the subject property is mixed use commercial and is a permitted use based on the current 

zoning guidelines. A zoning change for the subject does not appear likely.  Based on the foregoing, it appears 

that the subject’s improvements are a legally conforming use of the subject site.  

No zoning map was available through common sources. Zoning information based on available municipality 

ordinance.  
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The information presented below is a basic description of the existing improvements that is used in the 

valuation of the property. Reliance is placed on information provided by sources deemed dependable for this 

analysis. It is assumed that there are no hidden defects, and that all structural components are functional and 

operational, unless otherwise noted. If questions arise regarding the integrity of the improvements or their 

operational components, it may be necessary to consult additional professional resources. The description in 

this section is of the As-Is condition. (Quality, condition and appeal ratings in the following sales comparison 

and rent comparison grids are based on renovated/repaired state of improvements)  

OVERVIEW 

The subject property, located at 1115 Brackenridge Avenue, Brackenridge, PA, located in the Northeast 

Pittsburgh submarket, is a mixed use commercial property with a three story brick building improvement and 

detached one level single unit dwelling. The mixed use building contains two commercial spaces and an 

apartment unit on the first floor, and 10 apartments on the second and third floors. The total GBA is estimated 

at 12,140 SF. The subject property is currently vacant. 

 

Size The Net Rentable Area (NRA) and gross building area (GBA) are determined by 

physical measurement by appraiser during site inspection. Additional support 

provided by County assessment sketch.  

COMPONENT DESCRIPTION 

Foundation Stone, Block 
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Exterior Walls/Framing Brick / Masonry Framing 

Roof Flat 

Elevator None 

Heating & AC (HVAC) Unfinished interior 

Insulation Unfinished interior 

Lighting Unfinished interior 

Electrical Individually metered spaces - assumed to meet the code requirements for the 

future use 

Interior Walls Unfinished interior 

Doors and Windows Steel exterior doors; Unfinished interior doors; Wood/Metal double hung 

windows 

Ceilings Unfinished interior 

Plumbing Unfinished interior 

Floor Covering Unfinished interior 

Fire Protection None 

Site Improvements Concrete sidewalks 

Landscaping Low maintenance grass. 

Signage There is a monument style sign along Brackenridge Avenue 

Parking Parking varies by use. The subject provides space for 10+ parking spaces and is 

therefore conforming to zoning requirements. The parking ratio for proposed 

use is above the typical range of spaces per unit and within zoning 

requirements. 

Site Coverage Ratio 33.8% (4,588 SF footprint / 13,588 SF site), which is within market standards for 

similar mixed use commercial buildings in the area.  

Deferred Maintenance Based on an interview with the property owner and property contact, and the 

onsite inspection by the field appraiser, deferred maintenance items were noted 

and are discussed later in this section. The cost to cure existing deferred 

maintenance totals $160,000 based on an estimate by a cost budget provided 

by the owner. This estimate is treated as a deduction ahead within the Valuation 

section in development of the As-Is Market Value. 

Functional Design The building will feature a functional mixed use commercial design with typical 

site coverage and adequate off-street parking. 

ADA Comment This analysis assumes that the subject complies with all ADA requirements. 

Please refer to the Assumptions and Limiting Conditions section. 

Hazardous Materials A Phase I report was not provided. This appraisal assumes that the 

improvements are constructed free of all hazardous waste and toxic materials, 
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including (but not limited to) unseen asbestos and mold. Please refer to the 

Assumptions and Limiting Conditions section regarding this issue.  
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In this section, market conditions which influence the subject property are analyzed. An overview of Retail 

supply and demand conditions for the Pittsburgh Area market and Northeast Pittsburgh submarket are 

presented. Key supply and demand statistics for the most recent quarter, last year and historical averages over 

the past 10 years are summarized in the tables below.  
 

 

The Pittsburgh Area Retail market demonstrates stable conditions. There has been little variance in supply 

over the last year. Vacancy has continued to decrease slightly over the last year to the most recent figure at 

4.8%. Asking rents fluctuated in each quarter of 2021. Net absorption was positive for the last year. 

The Northeast Pittsburgh Retail submarket demonstrates mostly stable conditions. Vacancy had only minor 

fluctuations between 3.9% and 4.4% throughout 2021. Asking rents were relatively stable as well at $11.80/SF. 

It is noted that rents in this submarket are historically below that of the Pittsburgh MSA. Net absorption was 

negative in Q1 & Q2 2021 but positive again in Q3 & Q4 2021.  
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VACANCY 

The following tables provide visual illustration of the long term and short term Retail vacancy for the 

Pittsburgh Area market and Northeast Pittsburgh submarket. 

 

RENTAL RATES 

The following tables provide a visual illustration of rental Retail trends for the Pittsburgh Area market and 

Northeast Pittsburgh submarket in the short and long term: 
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MARKET RENT & VACANCY 

 

DELIVERIES 

The following tables provides the recently delivered and under construction Retail supply for the Pittsburgh 

Area market and Northeast Pittsburgh submarket: 
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MARKET INTERVIEWS 

As part of this analysis, recent transactions and trends were discussed with knowledgeable local brokers, 

agents, and owners. Of the participants that were interviewed, the majority pointed to an increase in pricing 

in the residential market, with stable pricing in the commercial market, in the immediate area, and was 

optimistic of new activity and recently completed transactions.  

SALE PRICE & INVENTORY 

 

CONCLUSION 

Overall, investors would recognize the general mixed use property conditions and the subject’s positioning in 

the immediate market area as having an average overall influence when contemplating purchase of the 

subject. 
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The subject property, located at 1115 Brackenridge Avenue, Brackenridge, PA, located in the Northeast 

Pittsburgh submarket is a mixed use commercial property with a three story brick building improvement and 

detached one level single unit dwelling. The mixed use building contains two commercial spaces and an 

apartment unit on the first floor, and 10 apartments on the second and third floors. The total GBA is estimated 

at 12,140 SF. The subject property is currently vacant. 

The market generally classifies the subject as a value-add mixed use investment property that if exposed to 

the open market would command average interest from local buyers that are actively pursuing similar 

investment properties in the $150,000 to $300,000 price range. Currently there is limited buyer demand as 

well as limited availability for this property type on the supply side.  

Based on the above factors the subject is considered to have average investment appeal. Further, the subject 

is considered to have below average overall tenant appeal with a typical competitive position for attracting 

and retaining tenants. 
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INTRODUCTION 

The highest and best use of the subject property provides the foundation for the valuation section. Highest 

and best use is defined in the 6th edition of The Dictionary of Real Estate Appraisal (Appraisal Institute, Chicago, 

2015), as follows:  

The reasonably probable use of property that results in the highest value. The four criteria that 

the highest and best use must meet are legal permissibility, physical possibility, financial feasibility, 

and maximum productivity. 

Highest and best use analysis uses the following steps for the subject: 

 Highest & Best Use As Vacant 

 Determination of the ideal improvements 

 Highest & Best Use As Improved 

 Conclusion of the Highest & Best Use 

The analysis of highest and best use can be thought of as the logical end of a spectrum of market analysis 

procedures, running from the macroeconomic overview of a general market study, through more detailed 

marketability studies and analyses of financial feasibility, to the formal analysis of highest and best use. In 

theory, the highest and best use is commonly described as that reasonable and most profitable use that will 

support its highest present value. The highest and best use, or most profitable use, must be legally permissible, 

physically possible, financially feasible, and maximally productive.  

This section develops the highest and best use of the subject property As-Vacant and As Improved.  

AS VACANT ANALYSIS 

In this section the highest and best use of the subject as vacant is concluded after taking into consideration 

financial feasibility, maximal productivity, marketability, legal, and physical factors.  

Legally Permissible 

Private restrictions, zoning, building codes, historic district controls, and environmental regulations are 

considered, if applicable to the subject site. The legal factors influencing the highest and best use of the 

subject site are primarily government regulations such as zoning ordinances. Permitted uses of the subject’s 

General Retail and Business (C-1) include retail, office and mixed-use projects. Zoning change is not likely; 

therefore, uses outside of those permitted by the C-1 zoning are not considered moving forward in the as-

vacant analysis.  

Physical Possible 

The test of what is physically possible for the subject site considers physical and locational characteristics that 

influence its highest and best use. In terms of physical features, the subject site totals 0.3119-acres (13,588 

SF), it is generally rectangular in shape and has a level topography. The site has average exposure and average 

overall access. There are no physical limitations that would prohibit development of any of the by-right uses 

on the site.  

Financial Feasibility 

Based on the analysis of the subject’s market and an examination of costs, a newly constructed building similar 

to the subject would likely have a value commensurate with its cost; however, a speculative build is not prudent 

and the site should only be developed for an identified user. 
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Maximum Productivity 

There is only one use that creates value and at the same time conforms to the requirements of the first three 

tests. Financial feasibility, maximal productivity, marketability, legal, and physical factors have been considered 

and the highest and best use of the subject site as-vacant concluded to be hold for future development. 

Timing is estimated to be 2-3 years. 

AS IMPROVED ANALYSIS 

The legal factors influencing the highest and best use of the subject property are primarily governmental 

regulations such as zoning and building codes. The subject’s improvements were constructed in 1900 and are 

a legal, conforming use. The physical and location characteristics of the subject improvements have been 

previously discussed in this report. The project is of average quality construction and in fair condition, with 

adequate site coverage and parking ratios. Therefore, the property as improved, meets the physical and 

location criteria as the highest and best use of the property. 

In addition to legal and physical considerations, analysis of the subject property as-improved requires 

consideration of alternative uses. The five possible alternative treatments of the property are demolition (not 

warranted as the improvements contribute substantial value to the site), expansion (not warranted, no excess 

or surplus land), renovation, conversion (not applicable), and continued use "as-is".  

Among the five alternative uses, renovate current mixed use building is the Highest and Best Use of the subject 

As Improved. 

MOST PROBABLE BUYER 

Based on the type of property and the income generating potential of the improvements, it is our opinion 

that the most probable buyer for the subject would be local investor. 
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In traditional valuation theory, the three approaches to estimating the value of an asset are the cost approach, 

sales comparison approach, and income capitalization approach.  Each approach assumes valuation of the 

property at the property’s highest and best use.  From the indications of these analyses, an opinion of value 

is reached based upon expert judgment within the outline of the appraisal process. 

SITE VALUATION 

The site value is not a specific scope requirement of this assignment. Characteristics specific to the subject 

property do not warrant that a site value is developed. Therefore, this appraisal does not provide valuation of 

the subject site. 

COST APPROACH 

The cost approach considers the cost to replace the proposed improvements, less accrued depreciation, plus 

the market value of the land.  The cost approach is based on the understanding that market participants relate 

value to cost.  The value of the property is derived by adding the estimated value of the land to the current 

cost of constructing a reproduction or replacement for the improvements and then subtracting the amount 

of depreciation in the structure from all causes.  Profit for coordination by the entrepreneur is included in the 

value indication.   

The Cost Approach is not a specific scope requirement of this assignment. The Cost Approach has limited 

applicability due to the age of the improvements and lack of market based data to support an estimate of 

accrued depreciation. Based on the preceding information, the Cost Approach will not be presented. 

SALES COMPARISON APPROACH 

The sales comparison approach estimates value based on what other purchasers and sellers in the market 

have agreed to as price for comparable properties.  This approach is based upon the principle of substitution, 

which states that the limits of prices, rents, and rates tend to be set by the prevailing prices, rents, and rates 

of equally desirable substitutes. In conducting the sales comparison approach, we gather data on reasonably 

substitutable properties and make adjustments for transactional and property characteristics. The resulting 

adjusted prices lead to an estimate of the price one might expect to realize upon sale of the property. 

The Sales Comparison Approach is a specific scope requirement of this assignment. Characteristics specific to 

the subject property warrant that this valuation technique to be developed. Based on this reasoning, the Sales 

Comparison Approach is presented within this appraisal.  

INCOME APPROACH 

The income capitalization approach (“income approach”) simulates the reasoning of an investor who views 

the cash flows that would result from the anticipated revenue and expense on a property throughout its 

lifetime. The net income developed in our analysis is the balance of potential income remaining after vacancy 

and collection loss, and operating expenses. This net income is then capitalized at an appropriate rate to 

derive an estimate of value or discounted by an appropriate yield rate over a typical projection period in a 

discounted cash flow analysis.  Thus, two key steps are involved: (1) estimating the net income applicable to 

the subject and (2) choosing appropriate capitalization rates and discount rates.  The appropriate rates are 

ones that will provide both a return on the investment and a return of the investment over the life of the 

particular property. 

The Income Approach is a scope requirement for this assignment. The subject is a leased investment property 

making this valuation technique particularly applicable. Therefore, the Income Approach is developed. The 
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Direct Capitalization method is used in this analysis. The Discounted Cash Flow analysis does not contribute 

substantially to estimating value beyond the direct capitalization method and is not used in this analysis.  

CORRELATION AND CONCLUSION 

Based on the agreed upon scope with the client, the subject’s specific characteristics and the interest 

appraised, this appraisal developed Sales Comparison and Income (Direct Capitalization) approaches. The 

values presented represent the As-Is Market Value (Fee Simple) .
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The sales comparison approach is a method of estimating market value whereby a subject property is 

compared with similar properties that have recently sold or are currently listed for sale. The sales comparison 

approach is based on the premise that a buyer would pay no more for a specific property than the cost of 

obtaining a property with the same quality, utility, and perceived benefits of ownership. It is based on the 

principles of supply and demand, balance, substitution and externalities. The reliability of this approach is 

dependent on the availability and verification of data, degree of comparability to the subject and absence of 

atypical conditions affecting the sale price.  The following steps describe the applied process of the sales 

comparison approach.  

 The market in which the subject property competes is investigated; comparable sales, contracts for 

sale and current offerings are reviewed.  

 The most pertinent data is further analyzed, and the quality of the transaction is determined. 

 The most meaningful unit of value for the subject property is determined.  

 Each comparable sale is analyzed and where appropriate, adjusted to account for differences the 

subject property.  

 The value indication of each comparable sale is analyzed, and the data reconciled for a final 

indication of value via the sales comparison approach. 

COMPARABLE SELECTION 

Our survey of the market uncovered several recent transactions of comparable commercial properties. The 

information collected on these transfers serves two primary functions. First, they establish the investment 

criteria and parameters upon which office properties are being purchased in the market. Second, the 

information obtained in the sales comparison approach will be utilized to derive an independent indication 

of value. The presented transactions will initially be examined on a sale price per sf basis to standardize our 

comparison effort.  

Unit of Comparison: In estimating the value for the subject property via the sales comparison approach, we 

have employed the price per sf method. The price per sf utilizes an analysis of the sales and concludes to an 

adjusted value per sf. This is then applied to the subject property's size in order to derive a value estimate.  

 

ADJUSTMENT PROCESS 

Adjustments to the comparable sales were considered and made when warranted for property rights, 

financing terms, conditions of sale, expenditures after sale and market conditions.  

Transactional Adjustments 

Real Property Rights Conveyed1 When real property rights are sold, they may be the sole subject of the 

contract or the contract may include other rights, less than all of the real property rights, or even rights to 

another property or properties.  The property rights sold in a comparable should be similar to the property 

rights being appraised.  Typical property rights include the fee simple interest, leased fee interest and 

leasehold interest.  
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Financing Terms2 The transaction price of one property may differ from that of an identical property due to 

different financing arrangements.  An adjustment for financing terms usually reflects non-market financing as 

either above or below market.    

Conditions of Sale3 The definition of market value requires “typical motivations of buyers and sellers” where 

there is no duress on either party to consummate the sale.  An adjustment for conditions of sale usually reflects 

the motivation of the buyer or seller who is under duress to complete a transaction. 

Expenditures After Sale4 Expenses that the buyer incurs after purchase (deferred maintenance, HVAC repairs, 

etc.). No adjustments are warranted based on review of the sales.  

Time Adjustment 

Market Conditions5 Comparable sales that occurred under market conditions different from those applicable 

to the subject on the effective date of value require adjustment for any differences that affect their values.  An 

adjustment of market conditions is made if general property values have increased or decreased since the 

transaction dates.  Change in market conditions may result from changes in income tax laws, building 

moratoriums, and fluctuations in supply and demand. A market conditions adjustment of 3% is applied on an 

Annual basis reflecting the relatively consistent appreciation that occurred between the oldest comparable 

sale date up through the effective valuation date. 

Property Adjustments - Quantitative 

Quantitative percentage adjustments are also made for location and physical characteristics such as size, age, 

site and parking ratios, access, exposure, quality and condition, as well as other applicable elements of 

comparison. Where possible the adjustments applied are based on paired data or other statistical analysis. It 

should be stressed that the adjustments are subjective in nature and are meant to illustrate the logic in 

deriving a value opinion for the subject property by the Sales Comparison Approach. 

Location: Location refers to the time-distance relationships, or linkages, between a property or neighborhood 

and all other possible origins and destinations of people going to or coming from the property or 

neighborhood. An adjustment for location within a market area may be required when the locational 

characteristics of a comparable property are different from those of the subject property. The subject property 

is located in Brackenridge, PA, which is in the Pittsburgh, PA MSA metropolitan area. Based on the available 

information of similar commercial transactions, we have selected 4 comparable sales in the East and Northeast 

Pittsburgh submarket. The location adjustments applied had varying magnitudes based on the specific 

locational factors of the subject property. Our methodology was to compare the localized demographics and 

market fundamentals of each subject property to the comparables to estimate the magnitude and direction 

of the location adjustment.  

Physical Characteristics: Physical characteristics may include differences for size, soils, site access, topography, 

quality of construction, architectural style, building materials, age, condition, functional utility, attractiveness, 

amenities, and other characteristics.  The value added or lost by the presence or absence of an item in a 

comparable property may not equal the cost of installing or removing the item.  The market dictates the value 

contribution of individual components to the value of the whole.   

Economic Characteristics: Economic characteristics are the attributes of a property that directly affect its 

income and is typically applied to income-producing properties. Characteristics that typically affect a 

property’s income include operating expenses, quality of management, trade area demographics, tenant mix, 

rent concessions, lease terms, lease expiration dates, renewal options, and lease provisions. 

The Improved Sales Comparison Table is on the following page. 
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IMPROVED SALES PHOTOGRAPHS 
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ANALYSIS OF COMPARABLE SALES 

The comparable sales indicate an overall unadjusted unit value range from $7/SF to $73/SF, and an average 

of $43/SF. After adjustments, the comparables indicate a range for the subject property from $11/SF to $47/SF, 

and $34/SF on average. The adjustment process is summarized below.  

Sale No. 1 ($36/SF Adjusted) - This property is a similar mixed use structure, located in the subject’s 

immediate setting. No adverse sales conditions were noted.  

Sale 1 adjusted negatively for smaller NRA compared to the subject, as well as superior access/exposure and 

surface parking utility. This sale adjusted positively for inferior overall condition, assuming an above average 

renovation of the subject property. Sale 1 was given the most weight in the reconciliation.  

Sale No. 2 ($47/SF Adjusted) - This property is a similar mixed use structure, located in a competing 

neighborhood setting. No adverse sales conditions were noted.  

Sale 2 adjusted negatively for smaller NRA compared to the subject, as well as superior access/exposure and 

surface parking utility. Sale 2 is considered to have slightly superior appeal. This sale adjusted positively for 

inferior overall condition, assuming an above average renovation of the subject property. Sale 2 was given 

some weight in the reconciliation.  

Sale No. 3 ($42/SF Adjusted) - This property is a retail/office structure, located in a superior neighborhood 

setting. No adverse sales conditions were noted.  

Sale 3 is similar to the subject’s overall size and adjusted positively for inferior overall condition, assuming an 

above average renovation of the subject property, as well as inferior on-street parking. Sale 3 was given some 

weight in the reconciliation.  

Sale No. 4 ($11/SF Adjusted) - This property is a mixed use office and retail structure, located in an inferior 

neighborhood setting. No adverse sales conditions were noted.  

Sale 4 adjusted positively for a much larger NRA compared to the subject, as well as inferior condition and 

on-street parking utility. Sale 4 transferred in below average condition. Sale 4 was given little weight in the 

reconciliation but included as support for a low end price per SF.  

 

 

SALES COMPARISON APPROACH CONCLUSION 

Based on general bracketing, the comparable sales support an adjusted unit value range from $11/SF to 

$47/SF, with a unit value of $35/SF concluded for the subject property. The concluded price per SF is based 

on property type, location and size. Sale 1 was given the most weight based on location and property type. 

The following table summarizes the analysis of the comparables, reports the reconciled price per SF value 

conclusion, and presents the concluded value of the subject property by the Sales Comparison Approach.  
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SALES APPROACH RECONCILIATION  

 

Given that the subject is an income producing asset with short term leasing posture, it is generally understood 

that the multiplier method is relevant, however, we perceive that the multiplier method is less reliable than 

the analysis of the sale comparables, and has therefore not been included in this approach. As confirmed by 

market participants and investors alike, the substitution method within this approach is the most relied upon 

method for buyers of this asset type. Accordingly, we have attributed single emphasis to the conclusion via 

the substitution method as reported herein.  

 

The renovation and lease-up cost deductions are explained in the Lease-up Cost Analysis at the end of the Income 

Approach section of this report.   
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The income capitalization approach consists of methods, techniques, and mathematical procedures to analyze 

a property’s capacity to generate monetary benefits (i.e., income and reversion) and convert these benefits 

into an indication of present value.  The present value of these benefits is an indication of the amount that a 

prudent, informed purchaser-investor would pay for the right to receive these benefits as of the valuation 

date.  The principle of anticipation is fundamental to the approach.  There are two primary methods for 

converting monetary benefits into present value:  1) discounted cash flow and 2) direct capitalization.  

The discounted cash flow (“DCF”) analysis focuses on the operating cash flows expected from the property 

and the anticipated proceeds of a hypothetical sale at the end of an assumed holding period. These amounts 

are then discounted to their present value. The discounted present values of the income stream and the 

reversion are added to obtain a value indication.  Because benefits to be received in the future are worth less 

than the same benefits received in the present, this method weights income projected in the early years more 

heavily than the income and the sale proceeds to be received later. 

Direct capitalization uses a single year's stabilized net operating income as a basis for a value indication.  It 

converts estimated “stabilized” annual net operating income to a value indication by dividing the income by 

a capitalization rate. The rate chosen includes a provision for recapture of the investment and should reflect 

all factors that influence the value of the property. The rate may be inferred from comparable market 

transactions and/or obtained from trade sources. 

In some situations, both methods yield similar results. The DCF method is more appropriate for the analysis 

of investment properties with multiple or long-term leases, particularly leases with cancellation clauses or 

renewal options and especially in volatile markets. The direct capitalization method is normally more 

appropriate for properties with relatively stable operating histories and expectations.   

For the purposes of our appraisal, we have utilized the Direct Capitalization method only.  

MULTIFAMILY REVENUE ANALYSIS 

Subject Rent Roll 

The following table summarizes the subject’s in place unit mix and current leasing posture.  

 

The subject is currently vacant. For projected market rents, it is assumed that the owner pays for water and 

sewage, and all other utilities directly billed to tenants.  
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MARKET RENT SURVEY ANALYSIS 

This section examines comparable properties within the marketplace to estimate market rent for the subject. 

This allows for a comparison of the subject property’s contract to what is attainable in the current market. 

Unit of Comparison 

The analysis is conducted on a dollar per unit per month basis, reflecting market behavior. The market rent 

analysis is based on a modified gross expense structure where the owner pays for all building maintenance 

and expenses including utility expense of water, sewer, and garbage. Tenants are responsible for direct 

payment of electric and cable. The comparables are adjusted to reflect water, sewer, and garbage as included 

in the base rent. This adjustment is based on the set value paid at the comparables. 

Selection of Comparables 

A complete search of the area was conducted to find the most comparable properties in terms of location, 

tenancy, age, exposure, quality, and condition. The comparables in this analysis are the most reliable indicators 

of market rent for the subject available at the time of this appraisal. 

 

Adjustments 

The comparables have been evaluated for concessions such as free rent, atypical rent escalations, and atypical 

lease terms. Adjustment was made for these concessions based on their impact over the original term period. 

Quantitative percentage adjustments were made for location and physical features such as size, age, condition, 

and parking ratio. It is stressed that the adjustments are subjective in nature and are meant to illustrate the 

logic in deriving market rent for the subject. 

Market Conditions (Time) 

Based on research and interpretation of rental value trends, the analysis applies an upward market conditions 

adjustment of 3% annually reflecting the relatively consistent rent growth that occurred between the oldest 

lease date up through the effective valuation date. 

Concessions 

Comparables with concessions that are outside market are adjusted to market standard.  

Presentation 

The following presentation summarizes the comparables most similar to the subject property. The Survey 

Comparison Table, location map, photographs, and an analysis of the rent survey are presented on the 

following pages. 
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RENT SURVEY PHOTOGRAPHS 
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CONCLUSION OF MARKET RENT - APARTMENT 

The following table summarizes the various indicators of market rent for each unit type, and provides the 

market rent analysis and the conclusions for the subject property. 

 

 

TOTAL RENTAL REVENUE - APARTMENT 

The Total Rental Revenue is based on the conclusions presented in the previous table.  

 

Reimbursement Revenue 

No reimbursement revenue noted. 

Miscellaneous Revenue 

No miscellaneous revenue noted. 
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RETAIL/OFFICE REVENUE ANALYSIS 

Subject Lease  

The following table summarizes the subject’s in place contract rent.  

 

The subject is vacant. 

VACANT SPACE 

For the purpose of the projected pro-forma, an 8% vacancy rate is utilized. 

MARKET RENT ANALYSIS – RETAIL/OFFICE 

This section examines comparable properties within the marketplace to estimate market rent for the subject. 

This allows for a comparison of the subject property’s contract to what is attainable in the current market. 

UNIT OF COMPARISON 

The analysis is conducted on a dollar per square foot annually, reflecting market behavior. The market rent 

analysis is based on a modified gross expense structure where the owner pays for taxes, insurance, structural 

maintenance, vacant space expenses and water and sewer utilities and management, and the tenants pay for 

all other utilities and common area maintenance.  

SELECTION OF COMPARABLES 

A complete search of the area was conducted in order to find the most comparable properties in terms of location, 

tenancy, age, exposure, quality, and condition. The comparables in this analysis are the most reliable indicators 

of market rent for the subject available at the time of this appraisal. 

 

ADJUSTMENTS 

The comparables have been evaluated for concessions such as free rent, tenant improvements in excess of 

the typical market, atypical rent escalations, and atypical lease terms. Adjustment was made for these 

concessions based on their impact over the original term period. Quantitative percentage adjustments were 

made for location and physical features such as size, age, condition, exposure and parking ratio. It is stressed 

that the adjustments are subjective in nature and are meant to illustrate the logic in deriving market rent for 

the subject. 
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MARKET CONDITIONS (TIME) 

Based on research and interpretation of rental value trends, the analysis applies an upward market conditions 

adjustment of 2% annually reflecting the relatively consistent rent growth that occurred between the oldest 

lease date up through the effective valuation date. 

TENANT IMPROVEMENTS & CONCESSIONS 

Market based concessions range from $5.00/SF to $20.00/SF for tenant improvements and 0 to 3 months of 

free rent. Comparables with concessions that are outside these defined market boundaries are adjusted to 

the closest boundary with this difference divided over the term of the lease. 
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PRESENTATION 

The following presentation summarizes the comparables most similar to the subject property. The Lease 

Comparison Table, location map, photographs, and an analysis of the rent comparables are presented on the 

following pages. 
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LEASE COMPARABLE PHOTOGRAPHS 

 

DISCUSSION OF LEASE COMPARABLES 

The lease comparables indicate an unadjusted range from $6.60/SF to $14.35/SF, and an average of $10.17/SF. 

Rents are analyzed on a modified gross basis. After adjustments a narrower rental range is indicated for the 

subject from $7.13/SF to $11.36/SF and $9.21/SF on average. 

Lease 1 ($8.59/SF Adjusted) – This lease is of similar retail/office flex space located in the subject’s immediate 

neighborhood area. 

Lease 2 ($11.36/SF Adjusted) – This lease is of retail/office flex space located in a competing neighborhood 

setting. This space is much smaller than the subject and has a dated lease start date.   

Lease 3 ($7.13/SF Adjusted) – This lease is of a similar retail/office flex space located in a competing 

neighborhood setting. Similar overall size and appeal. 

Lease 4 ($9.78/SF Adjusted) – This lease is of a similar retail/office flex space located in a competing 

neighborhood setting. Similar overall size and appeal.  

CONCLUSION OF MARKET RENT 

Based on general bracketing, the comparable leases support an adjusted market rent range from $7.13/SF to 

$11.36/SF, with a market rent of $8.75/SF concluded for the subject property. Lease 1 was given the most 
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weight based on the location. The following table summarizes the various indicators of market rent, provides 

the market rent analysis and the conclusions for the subject property. 

 

Based on the average rental rates in the market, our estimate appears reasonable. 

POTENTIAL GROSS REVENUE (PGR) - OVERALL 

The potential gross revenue equals the gross rental revenue from the multifamily component as well as the 

retail component plus reimbursement and miscellaneous revenue. The total potential gross revenue for the 

subject is $108,509 which is $7,751 /Unit and $8.94/SF. 

Vacancy and Credit Loss  

This category accounts for the time period between occupancies, as well as the potential for protracted 

vacancies during slow market conditions. Market participants typically expect a vacancy and credit loss of 3% 

to 10% of potential gross revenue for similar property types. This assignment reflects the probable vacancy 

during the economic life of the property and not necessarily the current or short-term vacancy. The findings 

of the Market Analysis section support a vacancy and credit loss allocation near the middle aspect of this 

range. As of the effective date, the subject is 0.0% occupied.  

Based on current and perceived long-term market conditions and the subject's anticipated tenancy over a 

typical holding period, a vacancy and credit loss of 8.0% is concluded.  

 

Effective Gross Revenue (EGR)  

Effective gross revenue equals the potential gross revenue less vacancy and credit loss. The total effective 

gross revenue for the subject is $99,828  which is $7,131 /Unit and $8.22/SF. 
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Operating History 

The subject’s operating history was not provided. The subject is vacant and uninhabitable. 

Expense Comparables 

The following table summarizes the expense comparables deemed to be applicable to the subject property.  

 

Expense Conclusions 

The individual expense conclusions for the subject are summarized in the following table. The analysis relies 

upon the subject’s historical data, expense comparable data and current general market conditions.  

 

Net Operating Income (NOI) 

The net operating income equals the effective gross income less the total expenses. The net operating income 

for the subject is $70,519  which is $5,037/Unit and $5.81/SF. 

  



INCOME APPROACH  

 

OWEN APPRAISAL SERVICE LLC  PR-22287 64 

CAPITALIZATION RATE 

In this section, a capitalization rate for the subject is developed based upon market extraction and band of 

investment analysis.  

Market Extraction 

The following capitalization table restates the information for the sales previously presented in the Sales 

Comparison Approach. 

 

In conclusion, the market extraction method brackets the subject’s applicable capitalization rate from 8.66% 

to 17.34%, and is supportive of a capitalization rate conclusion for the subject presented in the Capitalization 

Rate Conclusion section. A cap rate near the middle aspect of the range is supported. 

Band of Investment (Simple) Technique 

To analyze the capitalization rate from a financial position, the Band of Investment Technique is used. Available 

financing information from lenders and the sales comparables indicates the following terms. Equity dividend 

rates vary depending upon motivations of buyers and financing terms. The terms, appreciation, NOI growth 

and other rates used in the Band of Investment calculations along with the Band of Investment conclusions 

are presented in the following table: 
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Our estimate for the interest rate is based on the range expressed by the Ten Year Treasury plus 300 bp 

(4.47%). These reasonable assumptions including Appreciation and Equity Yield Rate (EYR) are well supported 

by the market. The previous estimate for the EYR is near the upper aspect of the range quoted by market 

participants (10.0% to 15.0%). 

Based on our research, and market participant input, we have estimated that a reasonable EYR should be 

15.00%, which is supported by our analysis. 

Capitalization Rate Conclusion 

Taking all factors into consideration, the following table summarizes the various capitalization rate indicators 

and provides the final capitalization rate conclusion. Primary emphasis was placed on the Market Extraction 

Method, tempered by the balance of other supporting data. 

 

 

 

Real Estate Tax Load 

In order to estimate a projected tax burden to account for an upcoming county wide reassessment, a factor 

must be added to the concluded overall capitalization rate. This rate is referred to as a "tax load rate" and is 

the product of the common level ratio in the appropriate jurisdiction of the total millage rate. The total 

millage rate for the subject in 2021 was 0.03586 mills while the common level ratio in Allegheny County is 

81.30%. The "loaded" tax rate takes into consideration; 1. The current millage rates and 2. The common level 

ratio. The real estate tax load calculation is as follows: 

TOTAL MILLAGE RATE          X          COMMON LEVEL RATIO          =          TAX LOAD RATE 

           .03586                          X                        .8130                            =           0.0292 OR 2.92% ROUNDED 

OVERALL CAPITALIZATION RATE SELECTION 

Concluded market cap rate     12.00% 

Tax load rate                        +   2.92% 

Loaded Overall Rate               14.92% 
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DIRECT CAPITALIZATION CONCLUSION – AS IS 

The table below summarizes the Direct Capitalization Method and its value conclusion.  

 

LEASE UP COSTS  

The As-Is Market Value is estimated by deducting the costs to lease-up the vacant space until the property is 

stabilized at 98.0% occupancy. The As-Is value incorporates further discounts for the costs necessary for 

renovations/repairs as of the date of inspection. Finally, profit incentive is calculated and deducted.  
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Rental Loss 

To achieve a stabilized level of occupancy, another 6 Units needs to be absorbed. A lease-up period of 3 

months is estimated to secure each tenant.  

Marketing 

Marketing costs are estimated at $250 per unit.  

Turnaround Profit Incentive 

The subject property is not operating at a stabilized occupancy level. A prospective buyer would likely 

anticipate some sort of turnaround profit incentive to bring this non-stabilized asset up to full occupancy. This 

analysis applies an unearned profit component of 5.00% of the lease-up costs, which takes into account the 

amount of space remaining to be leased to achieve stabilized occupancy, the subject’s competitive position, 

and the amount of tenant activity reported in the market at present.  

CONCLUSION 

The following tables summarize the total absorption costs, which are deducted from the stabilized value 

estimate in the As-Is Market Value conclusion. 
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Also included are repairs/renovation costs necessary to complete units to a rentable condition. These costs 

included: 11 apartment Units; drywall, electrical and plumbing finish, flooring and fixtures, kitchens and 

bathrooms. 2 retail Units walls, flooring fixtures. Exterior roof/water issue repair. According to the owner, total 

cost is estimated at $160,000. * This estimated is provided by the owner and for the purpose of this report we 

are assuming this figure to be true and correct. If this cost estimated is in fact different, the results of this report 

would likely change.*  

 

Total renovation and lease-up costs is estimated to be $201,000. This is the amount of the below the line 

adjustment for both Sales and Income Approach conclusions to determine the current As-Is value. 

 

INCOME APPROACH RECONCILIATION 

 

Given that the subject is a multitenant asset with short term leases, it is generally understood that the direct 

capitalization (DCap) method is preferred, making the discounted cash flow (DCF) method less meaningful. 

Based on our findings and interviews with other participants, we concur that the DCap is largely the preferred 

method. For this reason we have completed only the DCap, and have attributed single emphasis to the 

conclusion via this approach in this instance.  
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The process of reconciliation involves the analysis of each approach to value. The quality of data applied the 

significance of each approach as it relates to market behavior and defensibility of each approach are 

considered and weighed. Finally, each is considered separately and comparatively with each other. Based on 

the agreed upon scope with the client, the subject’s specific characteristics and the interest appraised, this 

appraisal developed Sales Comparison and Income (Direct Capitalization) approaches. The values presented 

represent the As-Is Market Value (Fee Simple).  

Reconciliation is the process of analyzing the relevance of the indicated values, resulting in a final value 

estimate. In each of the two approaches, the appraisers have documented all of the input data and briefly 

explained the methodology in processing and/or analyzing this data. Insofar as the appraisers were able to 

determine, the data furnished is from reliable sources and has been accepted as being accurate.  Because the 

appraisal of real estate is not, by any means, an exact science, a great deal of subjective judgment on the part 

of the appraisers becomes a part of each of the recognized approaches. 

As previously discussed, the Cost Approach was not presented in this analysis. This approach has limited 

application due to the age of the improvements and lack of market-based evidence to support accrued 

depreciation. Additionally, investors typically do not place emphasis on replacement cost in establishing value 

for properties with stabilized income in place such as the subject. The exclusion of the Cost Approach does 

not diminish the credibility of the value conclusion. 

The price per square foot method has been presented in the Sales Comparison Approach. There have been 

several recent sales of properties similar to the subject in the market area in the current market conditions, 

which increases the validity of this approach. The most likely buyer for the subject would most likely be an 

investor and consequently, this approach is given secondary weight.  

The Income Approach to value is generally considered to be the best and most accurate measure of the 

value of income-producing properties. The value estimate by this approach best reflects the analysis that 

knowledgeable buyers and sellers carry out in their decision-making processes regarding this type of property. 

As consistent and reliable market data was readily available to reliably estimate gross income, vacancy, 

expenses and capitalization rates for the subject property, this approach is given weight in our reconciliation. 

Further, the property is tenant-occupied and consequently, this approach is given primary emphasis.  

After considering all factors relevant to the valuation of the subject property, primary emphasis is placed on 

the Income Approach with minor secondary emphasis placed on the Sales Comparison Approach in the 

following As-Is market value.  
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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 of the signer are limited only by the reported 

assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

 The signer of this report has no present or prospective interest in the property that is the subject of this 

report, and no personal interest with respect to the parties involved. 

 Timothy J. Sakmar and Anthony J. Owen have performed no services, specifically 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. 

 The signer is not biased with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

 The engagement in this assignment was not contingent upon developing or reporting predetermined 

results. 

 The 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. 

 The reported analysis, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the requirements of the Code of Professional Ethics and Standards of Professional 

Appraisal Practice of the Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice, 

as set forth by the Appraisal Standards Board of the Appraisal Foundation. 

 Timothy J. Sakmar inspected the property that is the subject of this report.  

 No one provided significant real property appraisal assistance to the appraisers signing the certification.  

 The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 

duly authorized representatives.  

 As of the date of this report, Timothy J. Sakmar and Anthony J. Owen have completed the Ethics requirement 

of the Appraisal Institute. 

 

 

 

Timothy J. Sakmar 

PA Certified General Real Estate Appraiser 

Pennsylvania License No. GA003735 

Expiration Date 6/30/2023 

Anthony J. Owen 

PA Certified General Real Estate Appraiser 

Pennsylvania License No. GA004566 

Expiration Date 6/30/2023 
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 Information presented in this report has been obtained from reliable sources, and it is assumed that the information is accurate. 

 This analysis assumes that the information provided for this appraisal accurately reflect the current condition of the subject property. 

 This report shall be used for its intended purpose only, and by the party to whom it is addressed. Possession of this report does not include 

the right of publication. 

 The appraiser may not be required to give testimony or to appear in court by reason of this appraisal, with reference to the property in question, 

unless prior arrangements have been made. 

 The statements of value and all conclusions shall apply as of the dates shown herein. 

 There is no present or contemplated future interest in the property by the appraiser which is not specifically disclosed in this report. 

 Without the written consent or approval of the author 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. This applies particularly to value conclusions and to the identity of the 

appraiser and the company with which the appraiser is connected. 

 This report must be used in its entirety. Reliance on any portion of the report independent of others, may lead the reader to erroneous 

conclusions regarding the property values. Unless approval is provided by the author no portion of the report stands alone. 

 We assume no responsibility for matters legal in character, nor do we render any opinion as to title, which is assumed to be marketable. All 

existing liens, encumbrances, and assessments have been disregarded, unless otherwise noted, and the property is appraised as though free 

and clear, under responsible ownership, and competent management. 

 The appraisal has provided exhibits to assist the client(s)/intended user(s) to understand from a graphical standpoint some of the salient issues 

which impact the subject property. We have made no survey of the property and if further verification is required, a survey by a registered 

surveyor is advised. 

 The appraiser assumes no responsibility for determining if the property requires environmental approval by the appropriate governing agencies, 

nor if it is in violation thereof, unless otherwise noted herein. This analysis assumes that no asbestos or other hazardous materials are stored 

or found in or on the subject property. If evidence of hazardous materials of any kind occurs, the reader should seek qualified professional 

assistance. If hazardous materials are discovered and if future market conditions indicate an impact on value and increased perceived risk, a 

revision of the concluded values may be necessary. 

 The valuation stated herein assumes professional management and operation of the buildings throughout the lifetime of the improvements, with an 

adequate maintenance and repair program. 

 The liability of Owen Appraisal Service LLC, its principals, agents, and employees is limited to the client. Further, there is no accountability, 

obligation, or liability to any third party. If this report is placed in the hands of anyone other than the client, the client shall make such party 

aware of all limiting conditions and assumptions of the assignment and related discussions. The appraiser is in no way responsible for any costs 

incurred to discover or correct any deficiency in the property. 

 The appraiser is not qualified to detect the presence of toxic or hazardous substances or materials which may influence or be associated with 

the property or any adjacent properties, has made no investigation or analysis as to the presence of such materials, and expressly disclaims any 

duty to note the degree of fault. Owen Appraisal Service LLC and its principals, agents, employees, shall not be liable for any costs, expenses, 

assessments, or penalties, or diminution in value, property damage, or personal injury (including death) resulting from or otherwise attributable 

to toxic or hazardous substances or materials, including without limitation hazardous waste, asbestos material, formaldehyde, or any smoke, 

vapors, soot, fumes, acids, alkalis, toxic chemicals, liquids, solids or gasses, waste materials or other irritants, contaminants or pollutants. 

 The appraiser assumes no responsibility for determining if the subject property complies with the Americans with Disabilities Act (ADA). Owen 

Appraisal Service LLC, its principals, agents, and employees, shall not be liable for any costs, expenses, assessments, penalties or diminution in 

value resulting from non-compliance.  

 This appraisal assumes that the subject meets an acceptable level of compliance with ADA standards; if the subject is not in compliance, the 

eventual renovation costs and/or penalties would negatively impact the present value of the subject. If the magnitude and time of the cost 

were known today, they would be reduced from the reported value conclusion. 

 Unless otherwise noted herein, a detailed soils study was not provided for this analysis. The subject's soils and sub-soil conditions are 

assumed to be suitable based upon a visual inspection of the subject property and surrounding properties, which did not indicate evidence 

of excessive settling or unstable soils. No certification is made regarding the stability or suitability of the soil or sub-soil conditions. 
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