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real estate appraisers & consultants

July 9, 2024

Mr Steven James
1719 N Faith Rd
Kokomo, IN 46901

RE: A Commercial Property Located at:
1719 N Faith Rd
Kokomo, IN 46901

Case #: 11019

Dear Mr Jones:

In accordance with your request, I have prepared an analysis and appraisal of the captioned real estate for
the purpose of determining an opinion of market value, as defined herein, for use in documenting the value
of the asset in conjunction with asset management and the possible sale of the real estate as of the
effective date indicated within this report.

My analysis included an inspection of the subject property, obtaining and analyzing pertinent data and the
derivation of the opinion of market value for the real estate, fixtures and chattel described within this report,
in accordance with the Uniform Standards of Professional Appraisal Practice (USPAP).

As a result of the analysis, the opinion of market value for the subject property’s Fee Simple Estate, as of
the effective date indicated is:

Four Hundred Fifteen Thousand Dollars
($415,000.00)

Thank you for the opportunity to complete this assignment.  Please contact me at your convenience if
additional information is needed.  Thank you.

Cordially submitted,

David R. Metz
Indiana Certified General Appraiser
CG69201022

P.O. Box 741 * Wabash, Indiana 46992 * Phone: 260-563-8802
 www.drmetz.com * metzdenney@outlook.com
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Metz & Denney

  An Appraisal Report  

The Uniform Standards of Professional Appraisal Practice
(USPAP) require the appraiser to clearly identify the development
process and the type of report completed and submitted to the
client.**  With respect to this appraisal assignment, the appraiser
describes the performance of this assignment within the Scope
section of this report  The report is described as an Appraisal 
Report.

 Real Estate and Property Rights Being Appraised 

The real estate being appraised is located at 1719 N Faith Rd,
Kokomo, Indiana.  The addenda section of this report contains
location maps, legal description and other items to assist the
reader with the identification of the subject property.  The
addenda section of this report also contains the procedural steps
utilized to complete the approaches to value in the development
of the opinion of value.  The property rights being appraised are
Fee Simple Estate.

 Purpose and Intended Use of the Appraisal 

The purpose and client’s intended use of this appraisal is to
develop an opinion of the market value, as defined herein, for use
in documenting the value of the asset in conjunction with asset
management and the possible sale of the real estate.  The client
and additional users of this report shall not be mislead by the
content of this report and sufficient information is provided within
the report so that the client and the intended users of the report
will understand it and will not be confused.

 Definition of Market Value 

The most probable price which a property should bring in a
competitive and open market under all conditions requisite to a
fair sale, the buyer and seller, each acting prudently,
knowledgeably and assuming the price is not affected by undue
stimulus.  Implicit in this definition is the consummation of a sale
as of a specified date and the passing of title from seller to buyer
under conditions whereby: (1) buyer and seller are typically
motivated; (2) both parties are well informed or well advised, and
2each acting in what he considers his own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4)
payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and (5) the price
represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions^
granted by anyone associated with the sale.

^Adjustments to the comparable are made for special or creative
financing or sales concessions.  No adjustments are necessary
for those costs which are normally paid by sellers as a result of
tradition or law in a market area; these costs are readily
identifiable since the seller pays these costs in virtually all sales
transaction.  Special or creative financing adjustments can be
made to the comparable property by comparisons to financing
terms offered by a third party institutional lender that is not already
involved in the property or transaction.  Any adjustment should not

be calculated on a mechanical dollar for dollar cost of the
financing or concession but the dollar amount of any adjustment
should approximate the market’s reaction to the financing or
concessions based on the appraiser’s judgement.

 Effective Date and Date of the Report 

Two dates are essential to an appraisal report.  The Uniform
Standards of Professional Appraisal Practice {Standards Rules 2-
2(a)(vi) and 2-2(b)(vi)} require that each appraisal report specify
the effective date of the appraisal and the date of the report.  The
date of the report indicates the perspective from which the
appraiser is examining the market .  The effective date of the
appraisal establishes the context for the value estimate.  Three
categories of effective dates–retrospective, current or
prospective–may be used according to the purpose and function
of the appraisal assignment.  With respect to this appraisal
assignment, the effective date of the appraisal is
contemporaneous with the date of the report and is categorized
as current.  The effective date of the appraisal report is: June 26,
2024.  The report date is the date of the appraiser’s signature.

 Extraordinary Assumptions 

Extraordinary assumption is defined as an assumption, directly
related to a specific assignment, which, if found to be false, could
alter the appraiser’s opinions or conclusions.**  Regarding this
appraisal assignment, the appraiser maintains the extraordinary
assumption that the subject site, improvements and improvement
contents have not been adversely affected by any environmental
adversities unless otherwise stated within this report.

 Hypothetical Conditions 

Hypothetical condition is defined as that which is contrary to what
exists but is supposed for the purpose of analysis.  Hypothetical
conditions assume conditions contrary to known facts about
physical, legal, or economic characteristics of the subject
property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in
an analysis.**  Regarding this appraisal assignment, no
hypothetical conditions are applicable.

 Opinion of Reasonable Exposure Time 

Standards Rule 1-2© of the Uniform Standards of Professional
Appraisal Practice indicates the importance of reasonable
exposure time as it relates to the value opinion.  Reasonable
exposure time is one of a series of conditions in most market-
value definitions.  Exposure time is always presumed to precede
the effective date of the appraisal.  Exposure time is defined as
follows: the estimated length of time the property interest being
appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the
effective date of the appraisal; a retrospective opinion based upon
an analysis of past events assuming a competitive and open
market.  Exposure time is different for various types of real estate
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and under various market conditions.  It is noted that the overall
concept of reasonable exposure encompasses not only adequate,
sufficient, and reasonable time but also adequate, sufficient and
reasonable effort.  The fact that exposure time is always
presumed to occur prior to the effective date of the appraisal is
substantiated by related facts in the appraisal process:
supply/demand conditions as of the effective date of the
appraisal; the use of current cost information; the analysis of
historical sales information (sold after exposure and after
completion of negotiations between the seller and buyer); and the
analysis of future income expectancy projected from the effective
date of the appraisal.**

Based on an analysis of comparable sale data, statistical data
and interviews with market participants, the reasonable exposure
time applicable for the subject property and this appraisal
assignment is 6-9 months.

 Previous Services 

The appraiser must comply with disclosure obligations as outlined
within the Ethics Rule’s Conduct section of USPAP regarding any
current or prospective interest in the subject property or parties
involved; and any services provided within the previous three
years with regards to the subject property.  The appraiser has no
current nor prospective interest in the subject property nor any of
the parties involved.  To the best of the appraiser’s knowledge,
the appraiser has not provided any professional services including
appraisal assignments involving the subject property within three
years prior to the acceptance of this appraisal assignment.

 Pending Agreements 

The appraiser completed a search of MLS data and discovered
that the subject property is currently listed for sale at a list price of
$425,000.00.  Per the present owner and/or the client, no pending
sale, option nor lease agreements are currently pending.  The
current owner nor client supplied the appraiser with any accepted
agreements.  The appraiser completed interviews with the client
and the current owner as the source of the pending agreements
search.  The appraiser also utilized the local MLS service as a
source.  It is believed all efforts were made by the appraiser to
obtain any pending agreements and any listing status.

 Scope of Work Rule 

The Scope of Work is defined as the amount and type of
information researched and the analysis applied in an
assignment.  The Scope of Work includes, but is not limited to,
the following: the degree to which the property is inspected or
identified; the extent of research into physical or economic factors
that could affect the property; the extent of data research; the type
and extent of analysis applied to arrive at opinions or conclusions.

The appraiser completed an exterior inspection of the subject
improvements.  MLS data was utilized regarding the interior
description of the interior.  Steven Metz accompanied the
appraiser at the time of the inspection of the subject property. The
appraiser did not observe the mechanical systems including the
heating, cooling, wiring and plumbing.  The appraiser assumes 

all to be in working order, however, the client may wish to acquire
more suitable inspections via experts within their respective
areas.  The appraiser completed an inspection of the subject site
and the immediate subject neighborhood.  Again, the appraiser
did not observe any conditions unusual and/or concerning.  Expert
inspections may confirm or contradict the appraiser’s conclusions. 
Local economic data was obtained from the Chamber of
Commerce and municipal web sites and is found within the
addenda section of this report.  The appraiser obtained physical
and historical data from public records found within local
government data.  Comparable sale data was obtained from local
MLS information and the appraiser’s files with confirmation via
public sale’s disclosures.  The appraiser also searched
comparable transfer records and obtained sale’s disclosures to
confirm additional sale data.  The analysis of the collected data is
based on technique considered standard and appropriate by the
Standards of Professional Appraisal Practice and the appraisal
industry.  

The appraiser determined the assignment should be completed
utilizing all three approaches to value.

The appraiser completed 100% of the appraisal assignment with
no assistance.  The appraiser completed the report and delivered
the report to the client via the internet.

 Ethics Rule 

To promote and preserve the public trust inherent in professional
appraisal practice, an appraiser must observe the highest
standards of professional ethics.  This ETHICS RULE is divided
into four sections: Conduct, Management, Confidentiality and
Record Keeping.  The first three sections are discussed within the
Certification section of this report.  Record keeping is addressed
as follows: An appraiser must retain the workfile for a period of at
least five (5) years after preparation or at least two (2) years after
final disposition of any judicial proceeding in which testimony was
given, whichever period expires last, and have custody of his or
her workfile, or make appropriate workfile retention, access and
retrieval arrangements with the party having custody of the
workfile.**

 Competency Rule 

Prior to accepting an assignment or entering into an agreement
to perform any assignment, an appraiser must properly identify
the problem to be addressed and have the knowledge and
experience to complete the assignment competently; or
alternatively, must: 1. Disclose the lack of knowledge and/or
experience to the client before accepting the assignment; 2. Take
all steps necessary or appropriate to complete the assignment
competently; and 3. Describe the lack of knowledge and/or
experience and the steps taken to complete the assignment
competently in the report.**

With regards to this assignment, the appraiser and/or supervisory
appraiser have met all of the competency requirements to
complete this assignment competently unless otherwise stated
within the Scope of the Work Performed.
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 Jurisdictional Exception Rule 

If any part of the Uniform Standards of Professional Appraisal
Practice is contrary to the law or public policy of any jurisdiction,
only that part shall be void and of no force or effect in that
jurisdiction.

The purpose of the JURISDICTIONAL EXCEPTION RULE is
strictly limited to providing a saving or severability clause intended
to preserve the balance of USPAP if one or more of its parts are
determined to be contrary to law or public policy of a jurisdiction.**

 Supplemental Standards Rule 

The Uniform Standards provide the common basis for all
appraisal practice.  Supplemental standards applicable to
assignment prepared for specific purposes or property types may
be issued (i.e., published) by public agencies and certain client
groups, such as regulatory agencies, eminent domain authorities,
asset managers and financial institutions.  An appraiser and client
must ascertain whether any such published supplemental
standards in addition to the Uniform Standards apply to the
assignment being considered.

The purpose of the SUPPLEMENTAL STANDARDS RULE is to
provide a reasonable means to augment USPAP with
requirements issued by client groups, governmental entities
and/or professional appraisal organizations that add to the
requirements set forth by USPAP.  Any supplemental standards
incorporated are described within the Scope of Work Performed
section of this report.**

Statement of Limiting Conditions 

The appraiser’s certification that appears in this appraisal report
is subject to the following conditions:

1.  The appraiser will not be responsible for matters of a legal
nature that affect either the property being appraised or the title
to it.  The appraiser assumes that the title is good and marketable
and, therefore, will not render any opinions about the title.  The
property is appraised on the basis of it being under responsible
ownership and management.

2.  The appraiser may have provided the assessor’s sketch in the
appraisal report to show the approximate floorplan of the
improvements and the sketch is included only to assist the reader
of the report in visualizing the property and understanding the
appraiser’s determination of its size.

3.  The appraiser has examined the available flood maps that are
provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether
the subject site is located in an identified Special Flood Hazard
Area.  Because the appraiser is not a surveyor, he or she makes
no guarantees, expressed or implied, regarding this
determination.  The appraiser recommends the employment of a
qualified surveyor and/or flood certification program.

4.  The appraiser will not give testimony nor appear in court
because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made

beforehand.

5.  The appraiser has developed opinion of the value of the land
at its highest and best use with any improvements estimated at
their contributory value.  These separate valuations of the land
and improvements must not be used in conjunction with any other
appraisal and are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse
conditions (such as, needed repairs, depreciation, the presence
of hazardous wastes, toxic substances, etc.) observed during the
inspection of the subject property or that he or she became aware
of during the normal research involved in performing the
appraisal.  Unless otherwise stated in the appraisal report, the
appraiser has no knowledge of any hidden or unapparent
conditions of the property or adverse environmental conditions
(including the presence of hazardous wastes, toxic substances,
etc.) That would make the property more or less valuable, and
has assumed that there are no such conditions and makes no
guarantees or warranties, expressed or implied, regarding the
condition of the property.  The appraiser will not be responsible for
any such conditions that do exist or for any engineering or testing
that might be required to discover whether such conditions exist. 
Because the appraiser is not an expert in the field of
environmental hazards, the appraisal report must not be
considered as an environmental assessment of the property.

7.  The appraiser obtained the information, estimates and
opinions that were expressed in the appraisal report from sources
that he or she considers to be reliable and believes them to be
true and correct.  The appraiser does not assume responsibility
for the accuracy of such items that were furnished by other
parties.  The appraiser has made a reasonable attempt to verify
all information and data utilized to complete the appraisal
assignment.

8.  The appraiser will not disclose the contents of the appraisal
report except as provided for in the Uniform Standards of
Professional Appraisal Practice (USPAP).

9.  If the development of the value opinion involves the use of the
hypothetical condition that the improvements are either proposed
or will be altered, the appraiser assumes the completion of the
improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent
before the lender/client specified in the appraisal report can
distribute the appraisal report (including conclusions about the
property value, the appraiser’s identity and professional
designations and references to any professional appraisal
organizations or the firm with which the appraiser is associated)
to anyone other than the borrower; the mortgagee or its
successors and assigns; the mortgage insurer; consultants;
professional appraisal organizations; any state or federally
approved financial institution; or any department, agency, or
instrumentality of the United States or any state or the District of
Columbia; except that the lender/client may distribute the property
description section of the report only to data collection or reporting
service(s) without having to obtain the appraiser’s prior written
consent.  The appraiser’s written consent and approval must also
be obtained before the appraisal can be conveyed by anyone to
the public through advertising, public relations, news, sales or
other media.

11.  The Americans with Disabilities Act (ADA) became effective
January 26, 1992.  We have not made a specific compliance
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survey and analysis of the subject property to determine whether
or not it is in full compliance with the various detailed
requirements of the ADA.  It is possible that a compliance survey
of the subject property, together with a detailed analysis of the
requirements of the ADA, could reveal that the subject property is
not in compliance with one or more of the requirements of the Act. 
This is mainly due to the limited information available at this time
in relation to specific requirements for this type of property for
compliance with the Act.  If a compliance problem were to be
identified in the future, a negative affect upon the property value
could result.  In addition, a higher Replacement Cost could
develop as a result of a compliance problem.  Since we have no
direct evidence relating to this issue, we did not consider possible
noncompliance with the requirements of ADA in estimating the
defined values of the subject property.

12. Title XI of the Financial Institutions Reform, Recovery, and
Enforcement Act of 1989 (FIRREA) provides protection for federal
financial and public policy interests in real estate related
transactions by requiring real estate appraisals used in
connection with federally related transactions to be performed in
writing, in accordance with uniform standards, by appraisers
whose competency has been demonstrated and whose
professional conduct will be subject to effective supervision. 
Regarding this appraisal assignment, the assignment has been
completed in compliance with the FIRREA requirements.

 Appraiser’s Certification 

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

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

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

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

4.  I did not base, either partially or completely, my analysis and/or
the opinion of market value in the appraisal report on the race,
color, religion, sex, handicap, familial status or national origin of
either the prospective owners or occupants of the subject property
or of the present owners or occupants of the properties in the
vicinity of the subject property.

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

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

7. 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.

8.  My analyses, opinions and conclusions were developed, and
this report has been prepared, in conformity with the Uniform

Standards of Professional Appraisal Practice (USPAP).

9.  No one provided significant real property appraisal assistance
to the person signing this certification.

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

11. The use of this report is subject to the requirements of the
Appraisal Institute relating to review by its duly authorized
representatives.

12. I have personally inspected the subject property and its
improvements.  I further certify that I have noted any apparent or
known adverse conditions in the subject improvements, on the
subject site or on any site within the immediate vicinity of the
subject property of which I am aware and have made adjustments
for these adverse conditions in my analysis of the property value
to the extent that I had market evidence to support them.

13.  I personally prepared all conclusions and opinions about the
real estate that were set forth in the appraisal report and identified
individuals providing significant professional assistance.  I have
not authorized anyone to make a change to any item in the report;
therefore, if an unauthorized change is made to the appraisal
report, I will take no responsibility for it.

14.  As of the date of this report, I have completed the Standards
and Ethics Education Requirements for Practicing Affiliates of the
Appraisal Institute.

If applicable

15.  As the Supervisory Appraiser, I directly supervised the
appraiser who prepared the appraisal report, have reviewed the
appraisal report, agree with the statements and conclusions of the
appraiser, inspected the property, agree to be bound by the
appraiser’s aforesaid certifications  and am taking full
responsibility for the appraisal and appraisal report. 

Signature(s)
Appraiser

David R. Metz, CG69201022
Indiana Certified General Appraiser

Date:   July 9, 2024
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Highest and Best Use Analysis

Highest and best use is defined as:

The reasonable, probable and legal use of vacant land or an improved property that is physically possible,
appropriately supported and feasible and that results in the highest value.

In the analysis of highest and best use, four steps are implicit and are applied in the following order to
develop adequate support for the appraiser’s highest and best use opinion:

1. Legally permissible
2. Physically possible
3. Financially feasible
4. Maximally productive

To adequately complete the highest and best use analysis, a market analysis and marketability analysis
must first be completed.  A market analysis is a process for examining the demand for and supply of a
property type and the geographic market area for that property type.  This process is sometimes referred to
as a use in search of a site.  A marketability analysis is a process that investigates how a particular piece of
property will be absorbed, sold or leased under current or anticipated market conditions; includes a market
study or analysis of the general class of property being studied.  This process is sometimes referred to as a
site in search of a use.

Most market/marketability analysis assignments can be performed using a six-step process.  For proposed
properties, a seventh step can be added to perform financial feasibility analysis of alternative uses and
threshold testing, often using the breakeven point of the investment as the threshold.  The six-step process
follows:

1. Define the Product (Property Productivity Analysis)
2. Market Delineation
3. Demand Analysis
4. Supply Analysis (Survey and Forecast Competition)
5. Analyze the Interaction of Supply and Demand
6. Forecast Subject Capture (Market Penetration Concepts)

Highest and best use analysis builds on the conclusions of market/marketability analysis.  The analysis of
land as though vacant focuses on alternative uses, with the appraiser testing each reasonably probable for
legal permissibility, physical possibility, financial feasibility and maximum productivity.  In contrast, the
appraiser applies the four tests in the analysis of the property as improved, but the focus is not on
alternative uses but on three possibilities: continuation of the existing use, modification of the existing use
or demolition and redevelopment of the land.*

The following page illustrates the conclusions developed for the market/marketability analysis and the
highest and best use analysis.
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Market/Marketability Analysis and Highest and Best Use Conclusions
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Summary of Salient Facts

Effective Date of Valuation:

Purpose of the Valuation:

Property Rights Appraised:

Location of Property:

Type of Property:

Abridged Legal Description:

Assessed Valuation:
Land:
Improvements:
Total:

Real Estate Taxes:

Parcel Number:

Current Legal Owner:

Sale History (3 years):

Zoning:

Flood Area Analysis:
Map #:
Classification:
Description:

June 26, 2024, the date on which the subject property was last inspected
by the certifying appraiser.

To develop an opinion of the Market Value of the subject property in
conjunction with asset management and the possible sale of the real
estate.

Fee Simple Estate

1719 N Faith Rd
Kokomo, IN 46901

Real estate with improvements

Pt NE 1/4 NE 1/4 30-24-4 .660 AC

$ 132,100.00
$   91,600.00
$ 223,700.00

$ 3,097.50

34-04-30-226-001.000-002

Noah’s Ark Kennels & Grooming

Based on transfer records and MLS data, the appraiser discovered no
sale of the subject property within the previous three (3) years.
 

Business
Based on an analysis of the local zoning ordinances, the subject property
is believed to have a legal use with respect to the existing zoning
classification.  The appraiser does not anticipate a change in the current
zoning classification within the near future.

Map # 18067C0100C
Zone X
An area of minimal flooding
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Neighborhood Description

Howard County is located within the central portion of the state of Indiana and contains a total population of approximately 84,880
inhabitants.  The county supports a variety of industrial and commercial uses with Chrysler and Delphi constituting the majority of
the industrial workforce within the county.  Kokomo is the county seat of Howard County and boasts a total population of
approximately 46,154 inhabitants.  U.S. 31 is the major north-south thoroughfare within the county and Kokomo allowing four lanes
of transportation from Indianapolis to South Bend.  Major east-west highways include State Highways 26 and 22.

The immediate area is located northeast of the downtown Kokomo area within an area utilized primarily as commercial. 
Residential use is noted to the west and industrial use is noted to the east.

Description of the Subject Site
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Description of the Improvements
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Narrative Description of the Subject Property

The subject site consists of a relatively level lot containing approximately 28,750 square feet of total site
area.  No survey was provided.  The site dimensions are estimated via the public plat.  All of the necessary
municipal utilities are available within the immediate area, however, it appears a private well is the current
water source.  The subject property has significant visibility to Highway 931.

The subject site is improved with a 1.5 story, woodframe building constructed on or around 1974.  The
building was constructed on a partial basement containing approximately 621 square feet.  The appraiser
was unable to complete a visual inspection of the interior of the dwelling, however, the appraiser was able
to obtain information including photographs from the active listing information.  Thus, the subject property is
finished as described on the previous page.

The MLS photographs were utilized to assist with the description of the subject property’s improvements
with some of the photographs found within the addenda section of this report.  The overall condition of the
subject property is described as average in comparison its market.
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Subject Property Photographs

View of the subject property

View of the subject property

Street scene view. 
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Subject Property Photographs

View of the subject property

View of the subject property

View of the subject property
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Explanation of Cost Approach

The Cost Approach to value consists of a set of procedures through which a value indication is derived for
the fee simple interest in a property by estimating the current cost to construct a reproduction of (or
replacement for) the existing structure, including an entrepreneurial incentive; deducting depreciation from
the total cost; and adding the estimated land value.  Adjustments may then be made to the indicated fee
simple value of the subject property to reflect the value of the property interest being appraised.

The principle of substitution is basic to the Cost Approach.  The principle affirms that no prudent investor
would pay more for a property than the amount for which the site can be acquired and for which
improvements that have equal desirability and utility can be constructed without undue delay

Two cost bases are considered regarding the development of the estimated cost to construct, reproduction
cost and replacement cost.  Reproduction cost is the estimated cost to construct, at current prices as of the
effective date of the appraisal, an exact duplicate or replica of the building being appraised, using the same
materials, construction standards, design, layout and quality of workmanship and embodying all the
deficiencies, superadequacies, and obsolescence of the subject building.  Replacement cost is the
estimated cost to construct, at current prices as of the effective appraisal date, a substitute for the building
being appraised using modern materials and current standards, design and layout.

After gathering all relevant information and analyzing data for the market area, site and improvements; an
appraiser follows a series of steps to derive a value indication by the Cost Approach.  The steps follow.

1. Estimate the value of the site as though vacant and available to be developed to its highest and best use.

2. Determine which cost basis is most applicable to the assignment: reproduction cost or replacement cost.

3. Estimate the direct (hard) and indirect (soft) costs of the improvements as of the effective appraisal date.

4. Estimate an appropriate entrepreneurial profit or incentive from analysis of the market.

5. Add the estimated direct costs, indirect costs and entrepreneurial profit or incentive to arrive at the total
cost of the improvements.

6. Estimate the amount of depreciation in the structure and, if necessary, allocate it among the three major
categories:

* Physical deterioration
* Functional obsolescence
* External obsolescence

7. Deduct estimated depreciation from the total cost of the improvements to derive an estimate of the
depreciated cost.

8. Estimate the contributory value of any site improvements that have not already been considered.

9. Add site value to the total depreciated cost of all the improvements to develop the market value of the
property.

10. Adjust the value conclusion if any personal property or intangible assets are included in the appraisal
assignment.*
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Development of the Opinion of Site Value

The Sales Comparison Approach is usually the preferred methodology for developing a site value
conclusion.  When this approach is used, most of the techniques, with respect to selecting comparable
sales and the adjustment process, can be applied to site valuation.  When sales of similar parcels are not
plentiful enough for the application of sales comparison, alternative techniques such as market extraction,
allocation and various income capitalization techniques may be used.  The income capitalization techniques
can be divided into direct capitalization techniques (e.g., land residual and ground rent capitalization) and
yield capitalization techniques (e.g., discounted cash flow analysis/subdivision development analysis).  All
these land valuation procedures are derived from the three traditional approaches to value.

The Sales Comparison Approach may be used to value land that is actually vacant or land is being
considered as though vacant for appraisal purposes.  Sales Comparison is the most common technique for
valuing land, and it is the preferred method when comparable sales are available.  To apply this method,
data on sales of similar parcels of land is collected, analyzed, compared and adjusted to provide a value
indication for the site being appraised.  In the comparison process, the similarity or dissimilarity of the
parcels is considered.*

A summary of the site analysis follows with a more detailed analysis found within the addenda section of
this report.

Six comparable site sales were selected to complete the site analysis.  The selected sales have locations
within areas consisting of similar zoning classifications or similar locations.  The site sales are placed within
an adjustment grid for a comparison process.  The only applicable adjustment is the date of sales
adjustments with the adjustment amounts developed via a paired sales analysis.  The sales are weighted
according to comparability with the majority of the weight applied to Comparable Site Sale #5.  The unit of
comparison utilized is per acre.
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Reconciliation of the Cost Approach

The cost to construct an improvement on the effective appraisal date may be developed as the estimated
reproduction cost or replacement cost of the improvement.  To complete the Cost Approach, the appraiser
determined replacement cost is the more appropriate cost and is utilized within this analysis.  By using
replacement cost, some existing obsolescence in the property may be cured.  Thus, an elimination of
functional obsolescence may exist resulting in no need to develop functional obsolescence within the
depreciation estimate.

The three traditional cost-estimating methods are the comparative-unit method, the unit-in-place method
and the quantity survey method.  The unit-in-place (or segregated-cost) method is utilized within this
analysis.  The unit-in-place method is a cost-estimating method in which total building cost is estimated by
adding together the unit costs for the various building components as installed.  Marshall and Swift is
utilized to develop the cost of construction.

The three principal methods for estimating depreciation are the market extraction method, the economic
age-life method and the breakdown method.  The economic age-life method and the market extraction
method are utilized within this analysis.  The improved comparable sale data utilized within this analysis is
utilized to complete the market extraction method regarding long-lived, incurable physical deterioration. 
The economic age-life method is utilized to estimate the short-lived physical deterioration.

The estimation of entrepreneurial incentive is derived and estimated via an analysis of market contributors
and is based on a percentage of direct and indirect costs.

A summary of the Cost Approach analysis follows with a more detailed analysis found within the addenda
section of this report.
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Explanation of Sales Comparison Approach

The Sales Comparison Approach is the process of deriving a value indication for the subject property by
comparing similar properties that have recently sold with the property being appraised, identifying
appropriate units of comparison and making adjustments to the sale prices (or unit prices, as appropriate)
of the comparable properties based on relevant, market-derived elements of comparison.  The Sales
Comparison Approach may be used to value improved properties, vacant land or land being considered as
though vacant when an adequate supply of comparable sales is available.

The concepts of anticipation and change, which underlie the principles of supply and demand, substitution,
balance and externalities are basic to the Sales Comparison Approach.  Guided by these principles, an
appraiser attempts to consider all issues relevant to the valuation problem in a manner that is consistent
and reflects local market conditions.

The principle of substitution holds that the value of property tends to be set by the price that would be paid
to acquire a substitute property of similar utility and desirability within a reasonable amount of time.  This
principle implies that the reliability of the Sales Comparison Approach is diminished if substitute properties
are not available in the market.*

A summary of the Sales Comparison Approach analysis follows with a more detailed analysis found within
the addenda section of this report.

Nine improved comparable sales were selected to complete the Sales Comparison Approach.  The
selected  sales have similar locations within Howard County and comparable counties within the state of
Indiana.  Adjustments are applied to the sale data in order to compensate for the differences regarding the
elements of comparison.  The adjustment amounts are based on paired sales analyses and depreciated
cost analyses.  The selected sales are weighted according to comparability with the majority of the weight
applied to Comparable Sale #1.  The unit of comparison utilized is per entire property.
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Explanation of the Income Capitalization Approach

In the Income Capitalization Approach, an appraiser analyzes a property’s capacity to generate future
benefits and capitalizes the income into an indication of present value.  The principal of anticipation is
fundamental to the approach.  Techniques and procedures from this approach are used to analyze
comparable sales data and to measure obsolescence in the Cost Approach.

The two methods of income capitalization are direct capitalization, in which a single year’s income is divided
by an income rate or multiplied by an income factor to reach an indication of value; and yield capitalization,
in which future benefits are converted into a value indication by discounting them at an appropriate yield
rate (DCF analysis) or applying an overall rate that reflects the investment’s income pattern, value change
and yield rate.

After analyzing the existing rent schedule for the subject property, the appraiser reduces all rents to a unit
basis for comparison.  All differences in rents within the property are described and explained.  Then rental
data for comparable space in the market is assembled so that equivalent market rents can be estimated, if
necessary, and reduced to a unit of comparison

Potential gross income is the total potential income attributable to the real property at full occupancy before
operating expenses are deducted. Potential gross income is derived via current rental data, estimated
market rental data or a combination of both.

Effective gross income is the anticipated income from all operations of the real property adjusted for
vacancy and collection losses.  This adjustment covers losses incurred due to unoccupied space, turnover
and nonpayment of rent by tenants.  The vacancy and collection loss is derived via historical data and
comparable data from the market.

Operating expenses are the periodic expenditures necessary to maintain the real property and continue the
production of the revenue.  Operating expenses comprise three categories: fixed expenses, variable
expenses and replacement allowance.

Net operating income is the actual or anticipated net income remaining after all operating expense are
deducted from effective gross income.

Direct capitalization is a method used in the Income Capitalization Approach to convert a single year’s
income expectancy into a value indication. This conversion is accomplished in one step, either by dividing
the income estimate by an appropriate income rate or by multiplying it by an appropriate income factor. 
The appraiser completed both procedures with emphasis placed on dividing the income estimate by an
appropriate income rate.  The direct capitalization formula that applies is:

Value = Net Operating Income / Overall Capitalization Rate

The appraiser develops overall capitalization rates via the derivation from comparable sales, the band of
investment method - mortgage and equity components and the band of investment method - land and
components.  The first two methods are preferred with significant emphasis placed on the derivation from
comparable sales.*
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Income Capitalization Approach Conclusions

The appraiser completed the Income Capitalization Approach by capitalizing a single year’s net operating
income; applying an effective gross income multiplier to the subject property’s effective gross income; and
applying a potential gross income multiplier to the subject property’s potential gross income.  The first
method consists of the direct capitalization method and is the method of choice.  The following summary
identifies the basic process completed by the appraiser.  A more detailed analysis is found within the
addenda section of this report.

The estimated income was developed via a market rent analysis.  The estimated expense data was
obtained via market data and public data.  Based on current market data, the likely lease terms would be a
triple net lease.  The developed and estimated income and expense data is assumed to be accurate and
applicable to complete the Income Approach.  The vacancy and collection loss is estimated via prior history
of the subject property and current market data.  The capitalization rate is developed via the band of
investments method.  The analysis is completed utilizing all of the supplied data and developed market data
with an opinion of market value conclusion.
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Appraisal Procedure(s) Completed

The appraisal assignment is completed utilizing all three approaches to value.  As stated earlier, the opinion
of value derived via the analysis is market value. 

Based on the preliminary analysis, the appraiser concludes that this assignment must be completed
utilizing all three approaches to value.  The appraiser is highly confident regarding the accuracy and
reliability of the comparable sale data in the concluded value, as defined herein, developed via the Sales
Comparison Approach.  The conclusions developed via the Income Capitalization Approach is believed to
be well supported with income and expense data either supplied or developed via comparable and market
data.  The Cost Approach was completed utilizing Marshall and Swift as the source for cost new estimates. 
All forms of depreciation are developed via current market data.  Thus, the appraiser is confident the
conclusions developed via the Cost Approach are well supported.  Based on the conclusions developed via
all three approaches,  the final opinion of value is considered accurate, appropriate and justified.   It is
imperative that the client understand and agree that the performance of this appraisal is appropriate and
that all three approaches were necessary to accurately develop an opinion of market value for the subject
property and that the appraisal process is not misleading and/or confusing to the client and the intended
users of the report.

Final Reconciliation

The appraiser completed a review of the entire appraisal report to make certain the data utilized and the
analytical techniques and logic followed are valid, realistic and consistent.  Data has been checked for
authenticity and representation of pertinent market activity.  In addition, the appraiser is certain that all
meaningful market evidence has been considered.

The final opinion of market value is based on the majority of the weight applied to the conclusions
developed via the Sales Comparison Approach.  The estimated value opinions developed via the three
approaches indicate a range of value of: $400,000.00 to $425,000.00

Based on the analyses and conclusions found within this report, the appraiser now completes an evaluation
of the data and derives an opinion of value, as defined within the report, for the subject site as though
vacant and an opinion of value, as defined within the report, for each of the approaches to value utilized
and the entire property.  The conclusions follow:

Opinion of Market Value for the Subject Site:

Opinion of Market Value via Sales Comparison Approach:

Opinion of Market Value via Cost Approach:

Opinion of Market Value via Income Capitalization Approach:

Final Opinion of Market Value:

$   62,000.00   

$ 415,000.00

$ 425,000.00

$ 400,000.00

$ 415,000.00      
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Addenda Section

The following section of the report is utilized to illustrate in greater detail the unimproved and
improved comparable sale data utilized to complete this appraisal assignment.  The first part of
this section identifies the unimproved site sales utilized to complete the site analysis within this
report.  The second part of this section identifies the improved comparable sales utilized to
complete the Sales Comparison Approach. 

The sources for the following data are believed to be reliable and the data is believed to be
accurate.  The appraiser attempted to confirm the reliability of the data via public records and
assumes the data to be accurate.
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Comparable Site Sale Data
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Comparable Site Sale Data
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Comparable Site Sale Data
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Improved Comparable Sale Data
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Improved Comparable Sale Data
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Improved Comparable Sale Data
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Improved Comparable Sale Data
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Improved Comparable Sale Data
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Addenda Section

The following section of the report is separated into two segments.  The first segment is labeled
Addenda A and is utilized to illustrate the procedure(s) completed to develop the opinion of value
found on the previous page of this report.  The analyses of one or more of the approaches to
value are found within this section along with the opinion of site value analysis.

The second segment of this section is labeled Addenda B and contains descriptive data.  The data
found within this section may contain, but no limited to, the following items:

-Copy of the public assessment card(s) with legal description
-Photographs of the subject property and/or comparable sale data
-Location maps
-Plat and/or aerial maps
-Flood maps
-Plans and specifications for proposed construction
-Appraiser(s) Qualifications
-Local economic data
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Adjustment Grid For Opinion of Value For The Subject Site
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Explanations And Conclusions

The appraiser completed an analysis of comparable site sales to develop an opinion of value for the subject
site “as if vacant”.  The appraiser selected comparable site sales considered to be the best indications of
market value.  All of the sales are adjusted to compensate for the elements of comparison.  Thus, the
adjustment analysis is described as a quantitative procedure.  Upon completion of the adjustments, the
appraiser applies weight to each of the comparable sales according to comparability to the subject site. 
Thus, this final analysis is described as a qualitative procedure.  The majority of the weight is applied to
Comparable Site Sale #5.  The unit of comparison utilized is per acre.

Based on the above described procedures, the appraiser can develop an opinion of value applicable to the
subject site.  The opinion of value applicable to the subject site is:

   $62,000.00    Rounded
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Sales Comparison Approach Adjustment Grid
Comparable Sales #1, #2 and #3
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Sales Comparison Approach Adjustment Grid
Comparable Sales #4, #5 and #6
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Sales Comparison Approach Adjustment Grid
Comparable Sales #7, #8 and #9
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Sales Comparison Approach
Explanations And Conclusions

The appraiser completed an analysis of comparable sales to develop an opinion of value for the entire
subject property “as improved”.  The appraiser selected the comparable sales considered to be the best
indications of market value.  All of the sales are adjusted to compensate for the elements of comparison. 
Thus, the adjustment analysis is described as a quantitative procedure.  Upon completion of the
adjustments, the appraiser applies weight to each of the comparable sales according to comparability to the
subject property.  Thus, this final analysis is described as a qualitative procedure.  The majority of the
weight is applied to Comparable Sale #1.  The unit of comparison utilized is per entire property.

Based on the above described procedures, the appraiser can develop an opinion of value applicable to the
subject property.  The opinion of value applicable to the subject property via the Sales Comparison
Approach is:

   $415,000.00    Rounded
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Income Approach
Market Rental Data

Income Approach
Income Data
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Income Approach
Expense Data

Income Approach
Extraction of the Capitalization Rate
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Income Approach
Final Opinion of Value

Explanation and Conclusions

As stated within the explanation of the Income Approach section of this report, the Income Approach is
completed via the Direct Capitalization method.  A single year’s net income was capitalized via a market
generated overall capitalization rate.  The net operating income was derived via the deduction of an
applicable vacancy and collection loss and all operating expenses from the potential gross income.  The
result is an opinion of value via the Income Approach.  The opinion of value via the Income Approach is:

   $400,000.00    Rounded
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Cost Approach
Estimated Segregated Cost

Addendum



        Metz & Denney

Cost Approach
Estimated Cost New

Cost Approach
All Forms of Estimated Depreciation
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Cost Approach
All Forms of Estimated Depreciation
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Cost Approach
Final Opinion of Value

Explanation and Conclusions

The appraiser estimated the reproduction cost for the improvements via Marshall and Swift.  Marshall and
Swift is a well recognized cost manual with acceptable levels of accuracy.  Periodically, the appraiser will
confer with local building suppliers and contractors to confirm the accuracy of the Marshall and Swift
estimates.  Once the cost new applicable for the improvements is developed, all forms of depreciation are
deducted.  The opinion of site value is added to the depreciated value of the improvements along with the
estimated entrepreneurial profit and all contributory values resulting in an opinion of value via the Cost
Approach.  The opinion of value is:

   $425,000.00    Rounded

Addendum



Metz & Denney

Public Assessment Data
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Public Assessment Data
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Location Map - Subject Property
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Location Map - Subject Property
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Location Map - Subject Property
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Plat Map - Subject Property
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Aerial Map - Subject Property
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Aerial Map - Subject Property
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FEMA Flood Map - Subject Property
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FEMA Flood Map Legend
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MLS Data - Current Listing Information
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Demographic Data
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Demographic Data
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Demographic Data
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Demographic Data
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Demographic Data
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Subject Property Photographs - Via Current MLS Information

Interior View

Interior View

Interior View
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Subject Property Photographs - Via Current MLS Information

Interior View

Interior View

Interior View
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Subject Property Photographs - Via Current MLS Information

Interior View

Interior View

Interior View
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Subject Property Photographs - Via Current MLS Information

Interior View

Interior View

Interior View
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 Appraiser Qualifications - Page 1
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 Appraiser Qualifications - Page 2
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Digitally Certified Proof of Licensure
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