
Your Footer Here FRUITTICHER – LOWERY APPRAISAL GROUP  
3000 Langley Avenue, Suite 402 

Pensacola, Florida 32504 

Appraisal Report 
REAL ESTATE APPRAISAL 

 
Of 

COMMERCIAL LAND 
 

 
 

1621 Atwood Drive 
Pensacola, FL 

 
As of 

December 23, 2020 
 

Prepared For 
Ms. Deana Stallworth 

City of Pensacola 
222 West Main Street 
Pensacola, FL, 32502 

 
 
 
 

Prepared by 
FRUITTICHER-LOWERY APPRAISAL GROUP, INC. 

Rodger Lowery, MAI, FL-RZ1922 
 

Appraisal Order:  
RL20137L-E

 

 



 

 

 

 

 

 

 

 

 

 

PART ONE: INTRODUCTION 
  



Ms. Deana Stallworth 
January 6, 2021 
Page 2 
 

 ii 

RT ONE: INTRODUCTION 
 
 
 
 January 6, 2021 
 
 
City of Pensacola 
222 West Main Street 
Pensacola, FL 32502 
 
Attn: Ms. Deana Stallworth, 

Property Lease Mgr. 
  
 Letter of Transmittal  

RE: An Appraisal Report of the 
Commercial Land located at 1621 Atwood 
Drive in Pensacola, FL.  
 

 
Dear Ms. Stallworth: 
 
 At your request, information was obtained and reviewed of the above referenced 
property for the purpose of estimating the current market value of the Fee Simple estate of the 
Commercial Land. In compliance with the "Uniform Standards of Professional Appraisal 
Practice", this letter of transmittal is followed by an appraisal report in which all applicable 
approaches to value are used and with the value conclusion reflecting all known information 
about the subject property, current and projected market conditions, and other available data. 
This report contains to the fullest extent possible and practical, explanations of the data, 
reasoning and analysis used to develop the opinion of value. It also includes thorough 
descriptions of the subject property, the property’s locale, the market for the property type, and 
my opinion of highest and best use. 
 
 Market value will be defined in the appraisal report, but basically assumes a willing 
buyer-seller, both knowledgeable of the subject real estate market and with the valuation at the 
property's highest and best use.  Both exposure and marketing time periods are estimated to be 
between 3-6 Months. In accordance with USPAP, I am informing the client that I have 
performed no other services regarding the subject property within the past three years prior to 
the engagement of these services. 
  

 

 

3000 LANGLEY AVENUE * SUITE 402 * PENSACOLA, FLORIDA 32504 * (850) 477-0419    FAX (850)477-7931 

RODGER K. LOWERY, MAI  TOM FRUITTICHER, MAI 
State-Certified General Real Estate Appraiser  State-Certified General Real Estate Appraiser 
FL #RZ0001922 * AL #G00445                                FL #RZ0002029 * AL #G00788 
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 The subject property consists of a currently developed 138,155 square foot or 3.17-acre 
parcel of land located in Pensacola, Escambia County, Florida. The property is zoned “HDMU”, 
with the existing improvements being an allowable use for the site. The subject site contains 
approximately 138,155 square feet of land area with approximately 295.96 feet of frontage 
along the south side of Atwood Drive and similar frontage along the northern right-of-way of 
Interstate 10 with no access to the interstate. The property is zoned HDMU, High Density 
Mixed-Use allowing for a variety of residential and commercial uses. The property is improved 
with an approximate 2,000 square foot below average, metal frame office building that is 
considered to contribute no value to the site. The improvements were constructed in 1981 and 
are considered to be at the end of their economic life. 
 
 Given the current uncertainty surrounding the impact of COVID-19 on the real estate 
market and individual property valuations, it is incumbent upon appraisers to understand and 
analyze the current market conditions when providing an opinion of value. I have interviewed 
commercial real estate brokers in the Pensacola, Fort Walton Beach and Destin markets 
regarding the effects on active listings. According to Justin Beck of Beck Partners, the 
multifamily market remains strong after an initial increase in collections and late rents. Retail 
and office space were hit the hardest but appears to be stabilizing. One corporate client with a 
large office footprint in the area has moved forward with lease renewals even with contraction 
clause in their leases. Rent collections on the commercial side are at 97% with the main issues 
being the businesses most affected by the closure such as hair and beauty salons. 

 
Jayme Nabors of NBI Properties indicated rent collections are much better than 

originally expected and he stated the PPP Funds helped most businesses and tenants. He 
indicated he had one client back out of signing a contract on an apartment, but he expects the 
client to be back once the market/businesses open back up. 

 
According to Tom Poulos with D.R. Horton, the homebuilder continues to report record 

number of contracts signed for new homes with no slowdown in sight. Sales slowed at first 
during the quarantine but has since rebounded beyond any expectation. This is also expected to 
continue as low interest rates continue to drive the residential market. 

 
The market participants in general expect this current pandemic will not have any additional 
effect on the overall property values. In conclusion, the participants do not expect this to have 
a lasting effect on commercial property values. This is subject to change if the new 
administration forces an economic shutdown.  
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 This appraisal is based upon extraordinary assumptions that have been used in the 
analysis. The assumptions could affect the value reported. 

1. This appraisal is based upon the extraordinary assumption that the existing 
improvements have reached the end of their economic lives and contribute no value 
to the property. 

2. This appraisal is based upon the extraordinary assumption that there are not 
environmental hazards or issues that would adversely affect the value or 
marketability of the property. 

 
 Subject to the above and the limiting conditions and certification as set forth herein, it 
is my opinion that the current market value of the Fee Simple estate as of the last date of 
inspection, December 23, 2020, was: 

 
CURRENT MARKET VALUE 

 
THREE HUNDRED NINETY THOUSAND DOLLARS 

 
$390,000 

 
 I hereby certify I have no interest, present or contemplated, in the appraised property. 
This appraisal has been prepared utilizing all of the requirements set forth as Standards for Real 
Estate Appraisals as established for federally related transactions and the State of Florida. The 
appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP) and 
the requirements of the Financial Institutions Reform, Recovery and Enforcement Act 
(FIRREA). The fee for this appraisal was not based on a minimum value nor was the assignment 
undertaken based on a pre-determined value or guaranteed loan amount. 
 
 I appreciate the opportunity of doing this work for you and your client. After your 
review, should you have questions, please don’t hesitate to call. 
 
 
 
      Respectfully submitted, 

       
      Rodger K. Lowery, MAI 
      State-Certified General Real Estate Appraiser #RZ1922 
      RLowery@FLAG1.Net 
      Phone – (850) 477-0419, ext. 101 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
CLIENT: City of Pensacola 

 
INTENDED USER: The intended user of this report is the City of Pensacola. 

No other users are intended by the appraiser. 
 

INTENDED USE: The intended use is for the City of Pensacola in negotiating 
the purchase of the subject.. 
 

PROPERTY 
LOCATION: 

The parcel is located along the south right-of-way of Atwood 
Drive at the south end of Whitmire Drive in Pensacola. 
The Commercial Land has a street address of 1621 Atwood 
Drive, Pensacola, Florida. 
 

SITE SIZE: The existing parcel contains approximately 138,155 square 
feet or 3.17-acres.  
 

 The subject property has Average access with frontage as 
follows: 
 Atwood Drive: 295.96  feet 
 

ZONING: The subject property is zoned HDMU. The HDMU district 
allows for a variety of commercial and residential uses. 
Given the size of the subject, numerous uses would be 
legally permissible. 
 

ENVIRONMENTAL 
CONCERNS: 

The property appears to have no areas of environmental 
concerns. No evidence of surface soil stain was noted on the 
property and there does not appear to be any jurisdictional 
wetlands associated with the site. 
 

HIGHEST AND 
BEST USE: 

The highest and best use as vacant is assemblage with the 
adjacent parcel to the east owned by the City for expansion 
of the Pensacola Energy property. 
 

DATE OF VALUE: The current date of value is December 23, 2020.  
 

ASSESSED 
VALUE: 
 

$298,427  

ANNUAL 
PROPERTY 
TAXES: 
 

$125   
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PROPERTY 
RIGHTS 
APPRAISED: 

Fee Simple Estate 

  
VALUE INDICATIONS – MARKET VALUE 
 
 

Value Premise As Is
12/23/2020

Sales Comparison Approach $390,000

Value Conclusion: $390,000

Summary of Values
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SCOPE OF THE APPRAISAL PROCESS 
 

 The client for this appraisal report is the City of Pensacola which is also the intended user 

of this report.  The intended use of this appraisal is for the City of Pensacola in negotiating the 

purchase of the subject. by City of Pensacola. The type of value opinion being provided is the 

market value of the fee simple estate. The current date of value is the date of the last inspection of 

the property of December 23, 2020. 

  In an effort to meet your requirements, as well as conforming to the Uniform Standards of 

Professional Appraisal Practice (USPAP) and FIRREA requirements, a visual inspection was 

made of the subject property. The Escambia County Property Appraisers website and the Escambia 

County Planning Department website was relied upon for site size, improvement size and age and 

zoning. The owner’s representative provided the information regarding the asking prices for the 

subject. Notes were taken during the inspection of the property for use in the description write-ups 

found within this report.   

 In addition to the physical inspection, research was conducted on a regional and 

neighborhood basis in an effort to identify trends and factors, which have an effect on area 

property values.  A search was conducted to find recent land sales similar to the subject 

property. The sales were extracted from public records information, confirmed with one of the 

parties to the sale, and then written up in detail.  They were then adjusted for various differences 

and reconciled into a value indication via the sales comparison approach with the final market 

value concluded for the Current as-is value. 
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PURPOSE OF APPRAISAL 
 

 The purpose of this appraisal is determine the current market value of the fee simple 

estate of the subject property. The objective of this report is to present the data and reasoning 

used to form this opinion of value. 

 

USE OF APPRAISAL 
 

 This appraisal is being prepared for use by City of Pensacola. The intended use of this 

appraisals is for the City of Pensacola in negotiating the purchase of the subject.  

 

DATE OF VALUE AND OF PROPERTY INSPECTIONS 
 

 The property was last inspected on December 23, 2020, which is also the current date of 

value. This report was signed on January 6, 2021. 
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PROPERTY RIGHTS APPRAISED 
 
 There are several different types of ownership interest that can be appraised. These 
include the Fee Simple Estate ownership interest, the Leased Fee ownership interest and the 
Leasehold ownership interest. 
 
“Fee Simple Estate” has been defined as:  
 

"Absolute ownership unencumbered by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, police 
power, and escheat."1  

 
“Leased Fee Estate” has been defined as:  
 

"An ownership interest held by a landlord with the rights of use and occupancy conveyed 
by lease to others. The rights of the lessor (the leased fee owner) and the leased fee are 
specified by contract terms contained within the lease"2  

 
“Leasehold estate” has been defined as:  
 

"The interest held by the lessee (the tenant or renter) through a lease conveying the rights 
of use and occupancy for a stated term under certain conditions."3 

 
 The property rights being appraised are those of the fee simple estate. 

  

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition.  (Chicago, Illinois: Appraisal Institute, 2015), 
pg. 90. 

2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition.  (Chicago, Illinois: Appraisal Institute, 2015), 
pg. 128. 

3 The Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition.  (Chicago, Illinois: Appraisal Institute, 
2015), pg. 128. 
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MARKET VALUE DEFINITION AND IMPLICATIONS 
 
 The definition of market value as currently stated by The Office of the Comptroller 
of the Currency is as follows: 
 
 "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 and knowledgeably, and assuming the price is not affected by undue 
stimulus. Implicit in this definition is the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under conditions whereby: 

 
 A. Buyer and seller are typically motivated; 
 
 B. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
 C. A reasonable time is allowed for exposure in the open market; 
 
 D. Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; 
 
 E. 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.”4 

 
4 The Office of the Comptroller of the Currency, 12CFR, Part 34 
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IDENTIFICATION OF THE PROPERTY 
 
PROPERTY ADDRESS: The parcel is located along the south right-of-way of Atwood 

Drive at the south end of Whitmire Drive in Pensacola. 
 
LEGAL DESCRIPTION: 

 
Lengthy legal description included in the addendum. 
 

OWNER OF RECORD: The owner of record is Communications Workers of America 
 

TYPE OF OWNERSHIP: Fee Simple Estate 
 

PHYSICAL: The subject site contains approximately 138,155 square 
feet of land area with approximately 295.96 feet of 
frontage along the south side of Atwood Drive and similar 
frontage along the northern right-of-way of Interstate 10 
with no access to the interstate. The property is zoned 
HDMU, High Density Mixed-Use allowing for a variety 
of residential and commercial uses. The property is 
improved with an approximate 2,000 square foot below 
average, metal frame office building that is considered to 
contribute no value to the site. The improvements were 
constructed in 1981 and are considered to be at the end of 
their economic life. 
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HISTORY OF THE PROPERTY 
 
 Five Year Sales History – The subject property has remained under the current 

ownership for more than the past five years. According to the owner’s representative, the asking 

price for the property is $750,000, however the property has not been listed for sale on MLS or 

CMLS. The asking price appears to be well above market value. 

 Other than noted above, I am unaware of any other transactions, options or listings 

regarding the subject property. 

 

  

 

`  
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NEIGHBORHOOD AREA ANALYSIS 
 

NEIGHBORHOOD AREA LOCATION MAP 
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NEIGHBORHOOD ANALYSIS 
 
 A neighborhood is defined in The Dictionary of Real Estate Appraisal, Fifth Edition 

2010, as "A group of complementary land uses; a congruous grouping of inhabitants, buildings, 

or business enterprises.”5 Neighborhood boundaries are defined because properties within 

neighborhoods tend to be similar in characteristics with regard to land use and desirability, and 

are affected by similar physical, economic, governmental, and social forces.  

 The subject’s neighborhood is bound to the north by Cantonment, a suburb of Pensacola, 

Escambia Bay to the east, Mobile Highway to the south and Pine Forest Road to the west.  Major 

east/west arterials include Nine Mile Road and Interstate 10, and major north/south arterials 

include Mobile Highway, Highway 29, I-110, Davis Highway and University Parkway. These 

main arterial roadways provide quick access from the northwest portion of Pensacola to all other 

points within the city.  Other roadways that offer good access to other points in Pensacola include 

Kingsfield Road and Beulah Road.  

 To aid in the research of the subject neighborhood, a demographic study from The Site To 

Do Business was obtained using a five-mile ring study area from the center of the neighborhood 

as illustrated on the map below. 

 

 
5 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 
2010), pg. 133. 



NEIGHBORHOOD ANALYSIS 

17 
 

 

 

 The total population living within a five-mile radius around Nine Mile Road for 2019 was 

indicated to be 105,195, which indicates approximately a 7.5% increase in population from 2010. 

The projected population for 2024 is 109,438, which indicates an increase of approximately 4%. 

The main driving force for the population increase is the location of the Navy Federal Credit Union 

Campus located on Nine Mile Road just west of I-10. Currently, the Navy Federal Credit Union 

campus employs over 5,715 people and they are rapidly expanding. By 2026 they expect to employ 

10,000 people at this campus, which will most likely create a higher demand for housing within 

the circle study area. 

 Another key component to the anticipated growth in this area of Pensacola is that this is 

one area of Pensacola with an abundant amount of undeveloped land, making new development 

more cost effective.  Additionally, the area is expected to see an increase in population due to its 

proximity to Mobile, Alabama where the AirBus A320 is being assembled at Brookley Aeroplex. 

Beginning in 2015, this facility produces 40 to 50 aircraft annually. In addition to the main 

assembly plant, there are already several support manufacturers in place in industrial parks within 
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100 miles of Mobile, allowing for vendors to provide parts for assembly within the required time 

constraints.   

 In 2015, there were 1,349 detached, single-family homes sold within the 5-mile radius area 

(112/month) and the average sold price was $133,397. In 2016 this increased to 1,408 homes sold 

(117/month) and the average value increased 16% to $154,742. In 2017 there were 1,329 sales and 

the average sales again increased 5.1% to $162,558. In 2018 there were 1,352 sales and the average 

sales again increased 7% to $174,095. Currently (September 2019) there are 370 active listings for 

detached, single-family residential homes in this area. Based on the number of homes sold from 

2018, there is a 3-to-4-month supply of existing homes. Area economists Rick Harper state that 

once the existing home supply reaches a 9-month supply, new home construction is required. 

Based on the current number of homes sold and the existing supply, new home construction is 

needed in the subject’s neighborhood area. Currently, several homebuilders such as Adams 

Homes, DR Horton, Henry Homes and Thomas Homes are constructing on residential lots and 

new subdivisions are actively being constructed. New home sales in the area have been strong 

and with the anticipated growth, new home construction should be ongoing for the next few 

years. With supplies dwindling, the values can be expected to continue to increase. 

 In order to accommodate the anticipated increase in population and traffic in the 

immediate area, Escambia County has pushed the Federal Government to install an exit from 

Interstate 10 to Beulah Road or close by.  This exit is part of an overall plan that will serve as 

a “beltway” connector proposed from North Escambia to Santa Rosa County and serve to aid 

in hurricane evacuation.  The proposed beltway connector would link Highway 90 to the new 

I-10 Beulah exit through North Escambia, across the Escambia River in the vicinity of Quintette 

Road to Pace in Santa Rosa County.  The map below depicts the proposed beltway in red.  This 

beltway and Interstate exit will be just east of the subject and will provide almost direct 

interstate access, which is highly desirable. 
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 Recently Navy Federal Credit Union announced its latest and greatest expansion plans to its 

Pensacola campus, which currently employs over 5,715 people. The Phase I construction costing $195 

million is large enough to add an additional 2,000 jobs. Navy Federal purchased an adjoining 240 

acres and is in the process of a Phase II, $350 million expansion. They are currently the largest Federal 

Credit Union in the world and this main campus has workers with average salaries of $44,000. This 

investment is also estimated to bring around 1,000 new indirect jobs to the regional economy. NFCU 

announced they expect to have a total of 10,000 employees at their Nine Mile Road, Pensacola 

location by 2026. Once these planned expansions are completed, Navy Federal will by far be the 

largest employer for the Pensacola MSA. These announcements will help in the local economic 

development efforts for recruiting more regional, national and international firms to the area.  

 Adjacent to the Navy Federal’s Heritage Oaks campus is an approximate 640-acre parcel that 

was a Navy Outlying Landing Field (OLF) that was recently purchased by Escambia County for the 

development of a commerce park expected to eventually create an additional 4,000 jobs. Escambia 

County traded a 601-acre parcel in Santa Rosa County to relocate the current OLF. The County is 

expected to spend between $10 million and $15 million to develop the commerce park. 

 The Navy Federal Campus is found at the western end of Nine Mile Road and the Eastern end 

of Nine Mile Road is anchored by the University of West Florida. The UWF campus encompasses 

1,600 acres and the student population is around 13,000 as of 2019 and is expected to continue to 

grow. In 2016/2017 they started a football program that has done very well over the past few years. 

They also have a state-of-the-art computer school, and their cyber security program is rapidly growing 

to meet the public’s needs. The campus is said to be a major engine of growth and development in 

the area with a $1.1 billion annual economic impact on the region. 
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 Overall, the subject neighborhood has a very positive outlook.  With the expansion of 

Navy Federal Credit Union and UWF, the population should continue its upward trend.  There 

are large vacant land tracts available for new subdivisions, and as demand for new homes 

increase, prices should continue to increase. Escambia County’s new commerce park should aid 

in this continued growth. As the population increases, new single-family homes, multi-family 

homes and commercial development should follow to create the needed infrastructure to support 

the increased population. The subject neighborhood appears poised to become the next big 

growth area for Pensacola, as most of the remaining areas of Pensacola have already been fully 

developed. 

  



TAXES AND ASSESSMENT ANALYSIS 

21 
 

TAXES AND ASSESSMENT ANALYSIS 
 

 The subject property is assessed by the Escambia County Property Appraiser. The 

current assessment is allocated as $210,000 for the land and $88,427 for the improvements for 

a combined assessment of $298,427 . The annual taxes total $125  and are paid in full with no 

taxes in arears. 

It is noted that the sale of the property would likely trigger a reassessment of the property 

with property taxes possibly increasing. 

 

Real Estate Assessment and Taxes

Tax ID Land Improvements Other Total 
Assessment

Per SF 
GBA

Per Acre Tax 
Rate

Taxes Assessment 
Year

18-1S-30-4313-000-000 $210,000 $88,427 $0 $298,427 $0.00 $94,093.52 $0.04 $125.33 2021
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LAND USE PLANNING, ZONING, CONCURRENCY 

 
  

ZONING CODE: HDMU 

ZONING DESCRIPTION: The High Density Mixed-Use district is intended to 
provide for a mix of neighborhood retail sales, services 
and professional offices with greater unit density and 
diversity than the Low Density Mixed-Use district. 
The district allows for a complimentary mix of high 
density residential uses and compatible non-residential 
uses within urban areas. 

ZONING DENSITY/FAR: 25 DU/Acre 

CURRENT USE LEGALLY 
CONFORMING: 

legally permissible use 

ZONING CHANGE LIKELY: A zoning change is unlikely.  

ZONING COMMENTS: The HDMU district allows for a variety of commercial 
and residential uses. Given the size of the subject, 
numerous uses would be legally permissible. 
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PUBLIC AND PRIVATE RESTRICTIONS 
 

 The only known public and private restrictions are those imposed by the zoning 

ordinance for Escambia County. I am unaware of any other public or private restrictions 

regarding the subject property.  

 

ENVIRONMENTAL CONCERNS 
 

 I am unaware of any environment conditions that would adversely affect the 

marketability or value of the subject property. 

 The above is a very important assumption and limiting condition to the appraisal. From 

the viewing of the site, no evidence of hazardous substances “obvious to the untrained person” 

were observed, and no communication “through a reasonably reliable person” indicating 

possible contamination was received; however, I am not an expert in the environmental field 

and this information should be confirmed by an expert. 
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SITE PLAT 
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AERIAL 
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FLOOD MAP 
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PHOTOGRAPHS 

 

Front Exterior View of Improvements 

 

Rear Exterior View of Improvements 
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View of Land East of Building 

 

View of and South of Building 
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View of Pensacola Energy Site East 

 

View East along Atwood Drive 
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View West Along Atwood Drive 
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SITE DESCRIPTION 
 
 For better visualization of this narration, please refer to the preceding drawings and 
following photographs. 
 
LOCATION: The parcel is located along the south right-of-way of Atwood 

Drive at the south end of Whitmire Drive in Pensacola. 
 
AREA:  The existing parcel contains approximately 138,155 square feet or 

3.17-acres.  
 
SHAPE: The shape of the site is slightly irregular with a basic rectangular 

shape. 
 
DIMENSIONS: There are numerous dimensions noted on the survey included on 

a previous page. 
 
INGRESS/EGRESS: The subject property has Average access with frontage as follows: 

 Atwood Drive: 295.96  feet 
 The site has an average depth of 443 feet.  
 
TOPOGRAPHY: The site is basically level with no irregular topographical features. 
 
FLOOD DATA: The subject is located in an area mapped by the Federal 

Emergency Management Agency (FEMA). The subject is located 
in FEMA flood zone X, which is not classified as a flood hazard 
area. 

 
 FEMA Map Number:  12033C0315G  
 FEMA Map Date:  September 29, 2006 
 
 The subject is outside the 500-year flood plain. The appraiser is 

not an expert in this matter and is reporting data from FEMA 
maps. 

 
DRAINAGE: The subject property is improved with a storm-water drainage 

pond and the drainage for the site appears to be average for the 
area. 

 
SOIL COMPOSITION: The soil is of a sandy composition. Based on the existing and nearby 

improvements located upon similar soil types, it appears that this 
land is well suited for commercial and residential development. 

 
UTILITIES ON SITE: All utilities are available to the subject site. 
Electricity: Gulf Power 
Water Supply Type: ECUA 
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Sewer: ECUA 
Natural Gas: Pensacola Energy 
Underground Utilities: The site is serviced by underground utilities. 
Irrigation Water: The site has a sprinkler system. 
 
EASEMENTS/ 
ENCROACHMENTS: None noted. 
 
RESTRICTIONS: The only known restrictions are imposed by the Escambia County. 

No other restrictions are known. 
 
CONCLUSION OF 
CONFORMITY: The subject site contains approximately 138,155 square feet of 

land area with approximately 295.96 feet of frontage along the 
south side of Atwood Drive and similar frontage along the 
northern right-of-way of Interstate 10 with no access to the 
interstate. The property is zoned HDMU, High Density Mixed-
Use allowing for a variety of residential and commercial uses. The 
property is improved with an approximate 2,000 square foot below 
average, metal frame office building that is considered to 
contribute no value to the site. The improvements were 
constructed in 1981 and are considered to be at the end of their 
economic life. 
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HIGHEST AND BEST USE 
 
 A brief definition of the term "highest and best use" would be: 

 "The reasonably probable and legal use of vacant land or an improved property, which 
is physically possible, appropriately supported, financially feasible, and that results in 
the highest value. The four criteria the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum profitability."6 

 Implied within this definition is recognition of the contribution of that specific use to 

community environment or to community development goals in addition to wealth 

maximization. Also implied is that the determination of highest and best use results from the 

appraiser's judgment and analytical skills, i.e., that the use determined represents an opinion, 

not a fact. 

 The Highest and Best Use section of this report is the pivotal point in the appraisal 

process. All previous data is used to test the four criteria of: (1) legally permitted, (2) physically 

possible, (3) economically feasible, and (4) maximally productive. 

LAND AS THOUGH VACANT 

 

 Legally Permissible - All legally permissible uses should be analyzed when considering 

a site's highest and best use. The zoning maps indicate the subject property is zoned “HDMU”, 

High Density Mixed-Use allowing for a variety of residential and commercial uses. Numerous 

residential and commercial uses would appear to be a legally permissible use assuming all 

setback and parking requirements are met. 

 Physically Possible - Of the legally permissible adaptations of the site, those physically 

possible uses require consideration and analysis. The size and location of the parcel are 

important aspects of value. The subject property consists of an approximate 3.17-acre site with 

frontage along Atwood Drive and visibility from Interstate 10 in Pensacola, Florida. Given the 

size and location of the site, residential or commercial uses would be physically possible uses 

of the site. 

  

 
6 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition, 2015, pg. 109. 
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 Financial Feasibility - Of the legally permissible and physically possible adaptations of 

the site, only those uses which are financially feasible should be considered. Given the interior 

location, a retail use or professional office use would likely not be a physically possible use. 

Due to the location, the only financially feasible use of the site would be an industrial use such 

as an office/warehouse, a residential use or assemblage with an adjoining property for expansion 

such as the City’s property to the east. 

 Maximally Productive - The financially feasible use which results in the greatest return 

to the land is the one which is considered to be the highest and best use of the land. Based upon 

the location of the subject along an interior roadway with limited visibility except from 

Interstate 10, the most productive use of the site as vacant would be the development of an 

industrial office/warehouse use maximizing the utility of the land. This is the most productive 

use of the vacant land. 

 

AS IMPROVED 

 The highest and best use as improved is razing the existing improvements for 

redevelopment of the site to the highest and best use as vacant. 
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EXPOSURE TIME 
 
 
 According to the 2017-2018 USPAP, the definition of the term “exposure time” would 

be: 

“The estimated length of time that 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.”;7 

 

 In other words, this is a retrospective estimate based upon an analysis of past events 

assuming a competitive and open market. Based on the sales found within this report and 

conversations with local market participants, the subject’s exposure time is estimated to be 3-6 

Months. This exposure time assumes the sale to have been handled by a knowledgeable real 

estate broker familiar with the subject real estate market. 

 

 

 
7 USPAP 2018-2019 Edition. (The Appraisal Foundation, 2018-2019), pg. 4. 
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MARKETING TIME 
 
 A brief definition of the term “marketing time” would be: 

 

“The time it takes an interest in real property to sell on the market subsequent to the date 
of an appraisal.”8 

 

 Based on the sales found within this report, current listings and conversations with local 

market participants, the subject’s marketing time is estimated to be 3-6 Months. This marketing 

time assumes the sale to be handled by a knowledgeable real estate broker familiar with the 

subject real estate market. It also assumes aggressive real estate sales tactics and readily 

available contacts active in the subject real estate market. The subject’s marketing time is 

considered to be reflective of the exposure time as little change is expected in the market. 

 

 
8 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015), pg. 140. 
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THE VALUATION PROCESS 
 
 
 There are three (3) commonly accepted approaches to value: The Cost Approach, 

Income Approach, and Sales Comparison Approach. All three utilize market derived 

information and are “market driven” approaches, as will be shown in the analysis. 

 The Cost Approach is a summation of land value and improvement value. The land is 

valued as though vacant and available for its highest and best use. The improvement is valued 

by first estimating the reproduction costs new from which all forms of depreciation are 

deducted. Depreciation can be both from deterioration and obsolescence. Obsolescence is 

further categorized as functional or external. The analysis of obsolescence, based on the highest 

and best use analysis, accounts for deductions necessary if the improvement is not adequate for 

the site.  

 The steps for the Income approach are to first estimate an economic rent for the subject. 

This analysis is made even if the property is owner occupied. From the gross potential income 

there is first deducted allowance for vacancy and collection loss with further deductions then 

made for the expenses applicable to the type of property being valued. This net operating 

income is then capitalized into an indication of value through the use of an appropriate 

capitalization rate. 

 The Sales Comparison Approach is an estimation of the property value by comparison 

with recent sales of similar or competitive properties extracted from the subject’s market. The 

“market”, rather than being the immediate proximity to the subject, is considered that area, 

local, regional or even national that would be considered by a prospective buyer of the subject 

property. 

 These approaches do not make value. They are merely tools in the hands of the appraiser 

who must carefully weigh each value indication, give appropriate weight to the approach and 

reconcile into a final value conclusion. Given this is the valuation of land with the 

improvements contributing no value to the site only the sales comparison approach to value will 

be employed. 
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SALES COMPARISON APPROACH 
 
 
 The sales comparison approach involves direct comparisons to the subject property of 

similar properties that have sold in the marketplace. The approach consists of searching the 

market for sales, qualifying the sales prices and terms with one of the participants in the sale, 

comparing the sales to the subject property for differences, adjusting the sales for those 

differences and formulating an opinion of value from the adjusted value indications. The 

improved sales which are utilized will be compared on a cost per unit basis depending on the 

“typical” unit used by market participants. 

 The market derived adjustments follow a specific, logical order so as not to skew the 

results. The adjustments listed in order include: Property rights, financing, condition of sale, 

date of sale or market conditions, location and various physical adjustments which can be 

considered together. While an adjustment for each may not be required, they are considered 

resulting in a comparable unit of measure. 

 The units of comparison may be physical, such as dollars per square foot of area, or they 

may be economic, such as gross rent multipliers. These units of comparison yield a pattern 

which is reconciled and converted to a value indication for the subject via the sales comparison 

approach. 
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Land Comparables Map 
 

 

 

Comp Address Date Acres Land SF

Comp City Price Price Per Acre Price Per Land SF

Subject 1621 Atwood Drive 1/0/1900 3.17 138,155

Subject Pensacola -- -- --

1 University Parkway 8/24/2020 3.07 133,808

1 Pensacola $1,100,000 $358,096 $8.22

2 2879 Olive Road 4/10/2020 2.45 106,535

2 Pensacola $255,000 $104,265 $2.39

3 2255 Atwood Drive 5/31/2019 2.40 104,544

3 Pensacola $125,000 $52,083 $1.20

4 8407 Whitmire Road 5/21/2019 2.93 127,631

4 Pensacola $185,000 $63,140 $1.45

5 2114 Creighton Road 1/15/2019 2.18 94,890

5 Pensacola $349,900 $160,625 $3.69
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ID 6032 Date 8/24/2020
Address University Parkway Price $1,100,000
City Pensacola Conditions of Sale Arm's Length
State FL Financing Cash to Seller
Tax ID 05-1S-30-0509-000-010 Property Rights Fee Simple
Grantor Jesta Towers, Inc. Days on Market Unknown
Grantee Spectra UWF Pensacola, Verification Rodger Lowery, MAI 
Location NA County Escambia
Property Major Type Land Zip 32514

Acres 3.1 Topography Level
Land SF 133,808 Zoning Commercial
Road Frontage NA Flood Zone X
Shape Irregular Encumbrance or None noted.
Utilities All public and private Environmental Issues None noted.
Book/Page or Reference 8358/1883 Dimensions NA

Price Per Acre $358,096 Condition NA
Price Per Land SF $8.22 Ancillary Buildings NA
Price Per Land Unit $16,666.67 Parking
Price Per Usable Land SF $8.22

Land Comparable 1

Site

Comments

Improvements

This is the purchase of a 3.0718-acre parcel of land with approximately 722-feet of frontage along the west 
side of University Parkway, approximately one-half mile south of the campus. The property is zoned 
Commercial allowing for a variety commercial and residential uses. The buyer plans to develop a student-
housing apartment complex with 66-units  and 180-beds to be known as Rhelm. The property was purchased 
for $1,100,000 or $16,667/Unit or $6,111/Bed.

Transaction
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ID 6046 Date 4/10/2020
Address 2879 Olive Road Price $255,000
City Pensacola Conditions of Sale Arm's Length
State FL Financing Cash to Seller
Tax ID 17-1S-30-3000-000-011 Property Rights Fee Simple
Grantor Zhike Fang Days on Market 671
Grantee MSA Pensacola, LLC Verification Rodger Lowery, MAI 
Location NA County Escambia
Property Major Type Land Zip 32514

Acres 2.4 Topography Level
Land SF 106,535 Zoning High Density Mixed Use
Road Frontage NA Flood Zone X
Shape Rectangular Encumbrance or None noted.
Utilities All public and private Environmental Issues None noted.
Book/Page or Reference 8279/1597 Dimensions NA

Price Per Acre $104,265 Condition NA
Price Per Land SF $2.39 Ancillary Buildings NA
Price Per Land Unit NA Parking
Price Per Usable Land SF $2.39

Land Comparable 2

Comments

Site

Transaction

Improvements

This is the purchase of a 2.5-acre parcel of land located along the south side of Olive Road, just east of 
Kipling Street in Pensacola. The property was improved with an older office/house that was given no value. 
The property contains 209 feet of frontage along Olive Road with a depth of 521 feet. The AADT is 
approximately 18,600 cars and is zoned HDMU, High Density Mixed Use. The property was listed for 
$299,900 for 671 days prior to selling at $255,000.
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ID 4532 Date 5/31/2019
Address 2255 Atwood Drive Price $125,000
City Pensacola Conditions of Sale Arm's Length
State FL Financing Cash to Seller
Tax ID 18-1S-30-5201-000-021 Property Rights Fee Simple
Grantor Ole Buzzard, LLC Days on Market 172
Grantee James D. Stevison Verification Gary Watson, Listing 
Location Interior County Escambia
Property Major Type Land Zip 32514

Acres 2.4 Topography Level
Land SF 104,544 Zoning Commercial
Road Frontage 200 Flood Zone Zone X
Shape Rectangular Encumbrance or None
Utilities All Environmental Issues None
Book/Page or Reference 8103/1937 Dimensions 199.77 x 534.36 x 519.55 x 

Price Per Acre $52,083 Condition NA
Price Per Land SF $1.20 Ancillary Buildings NA
Price Per Land Unit $1.20 Parking
Price Per Usable Land SF $1.20

Land Comparable 3

This is a rectangular shaped parcel that offers 199.77 feet of frontage along the south side of Atwood Drive, 
a secondary residential access road, and has a depth of about 530 feet. The land is level and includes no 
wetlands. The property's southern boundary is I-10 and while this roadway offers exposure, there is no 
access from it.

Site

Comments

Transaction

Improvements
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ID 4533 Date 5/21/2019
Address 8407 Whitmire Road Price $185,000
City Pensacola Conditions of Sale Arm's Length
State FL Financing Cash to Seller
Tax ID 20-1S-30-1101-002-013 Property Rights Fee Simple
Grantor connie Collinsworth, Days on Market 632
Grantee Gregg & Theresa Johnson Verification Eric Gleaton, Listing 
Location Interior County Escambia
Property Major Type Land Zip 32514

Acres 2.9 Topography Level
Land SF 127,631 Zoning HDMU
Road Frontage 333 Flood Zone Zone X
Shape Irregular Encumbrance or 15' Access & Utility 
Utilities All Environmental Issues None
Book/Page or Reference 8098/203 Dimensions Numerous

Price Per Acre $63,140 Condition NA
Price Per Land SF $1.45 Ancillary Buildings NA
Price Per Land Unit $1.53 Parking
Price Per Usable Land SF $1.53

Comments
This is an irregular shaped parcel located on the west side of Whitmire Road, a two lane residential access 
road. Located along the southern property line is a 15 foot wide access and utility easement that takes away 
the use of 6,705 square feet of the overall land area or 5% of the total land area. The remaining land area has 
good utility with 333.47 feet of road frontage and no wetlands. At the time of sale, the property included a 
1,070 square foot house constructed in 1949 but it was not considered to contribute to the value of the land.

Site

Improvements

Transaction

Land Comparable 4
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ID 4380 Date 1/15/2019
Address 2114 Creighton Road Price $349,900
City Pensacola Conditions of Sale Arm's Length
State FL Financing Cash to Seller
Tax ID 31-1S-30-1901-030-001 Property Rights Fee Simple
Grantor Betty J. Long Days on Market 319
Grantee 2114 Creighton, LLC Verification Rodger Lowery, MAI 
Location NA County Escambia
Property Major Type Land Zip 32504

Acres 2.2 Topography Level
Land SF 94,890 Zoning R-2, Medium Density 
Road Frontage 315 Flood Zone NA
Shape Square Encumbrance or NA
Utilities NA Environmental Issues NA
Book/Page or Reference 8029/672 Dimensions NA

Price Per Acre 160,625 Condition NA
Price Per Land SF 4 Ancillary Buildings NA
Price Per Land Unit 0 Parking
Price Per Usable Land SF 3.687427548

Land Comparable 5

Site

Improvements

Transaction

This is the purchase of a residential parcel located just west of the Walmart Super Center along the north 
side of Creighton Road. The property is level and was last listed at $349,900 prior to the sale.

Comments
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Land Analysis Grid

Address

City

State

Date

Price

Land SF

Land SF Unit Price

Property Rights Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0%

Financing Cash to Seller 0.0% Cash to Seller 0.0% Cash to Seller 0.0% Cash to Seller 0.0% Cash to Seller 0.0%

Conditions of Sale Arm's Length 0.0% Arm's Length 0.0% Arm's Length 0.0% Arm's Length 0.0% Arm's Length 0.0%

Market T rends Through 12/23/2020 0.0%

Location

% Adjustment

$ Adjustment

Land SF

% Adjustment

$ Adjustment

Topography

% Adjustment

$ Adjustment

Shape

% Adjustment

$ Adjustment

Utilities

% Adjustment

$ Adjustment

Zoning

% Adjustment

$ Adjustment

Net Adjustments

Gross Adjustments

0%
$0.00

Inferior

0%

$0.00

All public and private

0%

All public and private

0%

$2.39

106,535

Comp 3Comp 1

35.0%

$0.14

127,631

Inferior

$0.00

94,890

$0.00

--

4/10/202012/23/2020 8/24/2020

$255,000

0.0%

0%

$1.45
Superior

0%

-$0.74

$1.45

127,631

Conventional

Fee Simple

$185,000

0.0%

Irregular

$0.00

Level

$0.00

$0.00

0%

Level

$0.00 $0.00

Level Level

0%

94,890

$0.00

$0.55

$1.45

$3.69

FL

Square

Level

$3.69

$0.24

$0.00

$0.00

5/21/2019 1/15/2019

$349,900

$0.00

0.0%

-$3.29

20%

$1.20

0%

$125,000

$0.00

0%

$0.00

Rectangular

0%

0%

0%

$0.00

Rectangular

0%

0%

$0.00

104,544

$1,100,000

5/31/2019

Comp 4 Comp 5

FL

2114 Creighton Road

Pensacola

138,155

$0.00 $8.22

FL

University Parkway 2879 Olive Road

Pensacola

106,535

Comp 2

$2.39

Subject

138,155

0%
$0.00

Irregular

Level

133,808

0%

Irregular

High Density Mixed 

Gulf Power, ECUA, 

HDMU Commercial

$0.00 $0.00
0%0%

-40.0%

0%

R-2, Medium Density 

$0.00

HDMU

$0.00

$0.00

0%

Commercial

$0.00

All

0%

$0.00

All

0%

0%

15%

All

0%

0.0%

1621 Atwood Drive

FL

$1.20

Cash

Pensacola Pensacola

FLFL

$1.20

104,544

Transaction Adjustments

133,808

Pensacola Pensacola

2255 Atwood Drive 8407 Whitmire Road

Adjusted Land SF Unit Price $8.22
Superior

$2.39Adjusted Land SF Unit Price $8.22

0.0%

Similar

-20%

$3.69

-40% 10%

0.0%

Adjusted Land SF Unit Price $1.43$4.93 $1.59$2.39

10.0%

10.0%

20.0%

40.0% 20.0%

0.0% -5.0%

$3.50
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Comparable Land Sale Adjustments 
 

The subject site contains approximately 138,155 square feet of land area with 

approximately 295.96 feet of frontage along the south side of Atwood Drive and similar 

frontage along the northern right-of-way of Interstate 10 with no access to the interstate. The 

property is zoned HDMU, High Density Mixed-Use allowing for a variety of residential and 

commercial uses. The property is improved with an approximate 2,000 square foot below 

average, metal frame office building that is considered to contribute no value to the site. The 

improvements were constructed in 1981 and are considered to be at the end of their economic 

life.  

 Given the size of the subject property, I searched the subject’s neighborhood for recent 

vacant commercial land sales resulting in the five sales outlined on the previous pages and 

summarized in the previous chart. These sales occurred between January 2019 and August 2020 

and reflected overall prices ranging from $125,000 to $1,100,000 or $1.20 to $8.22 per square 

foot. With the properties compared on a “value per square foot” basis, the adjustments 

considered follow. 

 PROPERTY RIGHTS SOLD – The property rights being considered are those of the fee 

simple estate. The property rights transferred in the comparable sales were also those of the fee 

simple interest. As the interests sold are similar to the interest being appraised, no property 

rights adjustments are considered to be necessary. 

 FINANCING - The comparable properties also sold for cash or terms considered similar 

to a cash sale requiring no financing adjustments. 

 CONDITIONS OF SALE - All of the sales were arms-length transactions requiring no 

conditions of sale adjustments. 

 EXPENDITURES IMMEDIATELY AFTER PURCHASE – None of the sales required 

expenditures immediately after the sale so no adjustments are necessary. 

 MARKET CONDITIONS ADJUSTMENT – The sale dates ranged from January 2019 

to August 2020 and are considered to be similar to the subject for market condition. As such, 

no market conditions adjustment will be made. 
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 LOCATION & PHYSICAL CHARACTERISTIC CONSIDERATIONS – Although the 

comparable sales are located in the subject’s neighborhood, the locations and zoning vary. 

These adjustments are discussed as follows. 

 LOCATION ADJUSTMENT – The subject property is located along an interior roadway 

with visibility, but no access, from Interstate 10. The location is considered similar to sale two on 

Olive Road, superior to sales three and four and inferior to sales one and five. Sale one is located 

along University Parkway north of Nine Mile Road and was purchased for student housing. This 

location is very superior to the subject. Sales three is located along Atwood Drive on the opposite 

side of Davis Highway in an inferior location. Sale four is located along Whitmire Road, north of 

the subject in an inferior location. Sale five is located along Creighton Road in a superior location. 

Based upon a comparison of the sales to the subject, I apply a downward location adjustment of 

40% to sale one with an upward adjustment of 20% to sale three and 10% to sale four and a 

downward adjustment of 20% to sale five. 

 ZONING ADJUSTMENT – The subject and sales one, two, three and four have similar 

zoning. Sale five was zoned R-2, Medium Density Residential by the City of Pensacola. In 

comparison with sales one thru four, I apply an upward zoning adjustment of 15% to sale five.  

 Reconciliation – Once the five sales are adjusted, the comparables reflect an adjusted value 

range from $1.43 to $4.93 per square foot with an average of $2.77/SF. With about equal weight 

to each adjusted sale, I reconcile at a value for the land at $2.80 per square foot. Applying this to 

the subject’s 138,155 square feet indicates a value of $386,834, rounded to $390,000. 

 

Sales Comparison Approach Conclusion – Land Valuation 

Number of Comparables: 5 %  Δ

20%

-40%

-18%

$2.39 0%

$2.39 $255,000.00 land sf

Three Hundred Ninety Thousand Dollars

Subject Size:

$2.80

Reconciled Final Value:

$386,834

138,155

Reconciled Value/Unit Value:

Indicated Value:

$390,000

$8.22

$3.39

Median: $2.39

High:

$1.43

Average: $2.77

Land Value Ranges & Reconciled Value

Low:

$4.93

Unadjusted Adjusted
$1.20
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FINAL AS-IS MARKET VALUE OPINION 

 
THREE HUNDRED NINETY THOUSAND DOLLARS 

$390,000 
(December 23, 2020) 
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CERTIFICATION 
I certify that, to the best of my knowledge and belief: 

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

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

 
 I have no present or prospective interest in the property that is the subject of this report and no personal interest 

with respect to the parties involved. 
 

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

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

 
 My compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of 
this appraisal.  

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

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

 
 I am informing the client that I have performed no other services regarding the subject property within the past 

three years prior to the engagement of these services. 
 

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

 
 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, I have completed the continuing education program of the Appraisal Institute. 

 
 As of the date of this report, I have completed the Standards and Ethics Education Requirement of the Appraisal 

Institute. 
 

- The subject of this appraisal report is identified as the Commercial Land located at 1621 Atwood 
Drive in Pensacola, FL. The estimated current market value of the fee simple estate as of the last date 
of inspection, December 23, 2020, was $390,000.  

 
Rodger K Lowery, MAI 
State-Certified General Real Estate Appraiser #RZ1922 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 

1.  No responsibility is assumed for legal or title considerations. Title to the property is assumed to be 
good and marketable unless otherwise stated in this report. 

2.  The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated 
in this report. 

3.  Responsible ownership and competent property management are assumed unless otherwise stated 
in this report. 

4.  The information furnished by others is believed to be reliable. However, no warranty is given for 
its accuracy. 

5.  All engineering is assumed to be correct. Any plot plans and illustrative material in this report are 
included only to assist the reader in visualizing the property. 

6.  It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures 
that render it more or less valuable. No responsibility is assumed for such conditions or for arranging 
for engineering studies that may be required to discover them. 

7.  It is assumed that there is full compliance with all applicable federal, state, and local environmental 
regulations and laws unless otherwise stated in this report. 

8.  It is assumed that all applicable zoning and use regulations and restrictions have been complied 
with, unless a nonconformity has been stated, defined, and considered in this appraisal report. 

9.  It is assumed that all required licenses, certificates of occupancy or other legislative or 
administrative authority from any local, state, or national governmental or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimates 
contained in this report are based. 

10. Any sketch in this report may show approximate dimensions and is included to assist the reader in 
visualizing the property. Maps and exhibits found in this report are provided for reader reference 
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this 
report. No survey has been made for the purpose of this report. 

11. It is assumed that the utilization of the land and improvements is within the boundaries or property 
lines of the property described and that there is no encroachment or trespass unless otherwise stated 
in this report. 

12. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment by 
the appraiser that might suggest the possibility of the presence of such substances should not be 
taken as confirmation of the presence of hazardous waste and/or toxic materials. Such determination 
would require investigation by a qualified expert in the field of environmental assessment. The 
presence of substances such as asbestos, urea-formaldehyde foam insulation, or other potentially 
hazardous materials may affect the value of the property. The appraiser’s value estimate is 
predicated on the assumption that there is no such material on or in the property that would cause a 
loss in value unless otherwise stated in this report. No responsibility is assumed for any 
environmental conditions, or for any expertise or engineering knowledge required to discover them. 
The appraiser’s descriptions and resulting comments are the result of the routine observations made 
during the appraisal process. 

13. Unless otherwise stated in this report, the subject property is appraised without a specific 
compliance survey having been conducted to determine if the property is or is not in conformance 
with the requirements of the Americans with Disabilities Act. The presence of architectural and 
communications barriers that are structural in nature that would restrict access by disabled 
individuals may adversely affect the property’s value, marketability, or utility. 

14. Any proposed improvements are assumed to be completed in a good workmanlike manner in 
accordance with the submitted plans and specifications. 

15. The distribution, if any, of the total valuation in this report between land and improvements applies 
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only under the stated program of utilization. The separate allocations of land and buildings must not 
be used in conjunction with any other appraisal and are invalid if so used. 

16. Possession of this report, or a copy thereof, does not carry with it the right of publication. It may 
not be used for any purpose by any person other than the party to whom it is addressed without the 
written consent of the appraiser, and in any event only with proper written qualification and only in 
its entirety. 

17. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated to 
the public through advertising, public relations, news sales, or other media without prior written 
consent and approval of the appraiser. 

Extraordinary Assumption: 
 
 An extraordinary assumption is an assumption, directly related to a specific assignment, as of the 
effective date of the assignment results, which, if found to be false, could alter the appraiser’s opinions or 
conclusions.9 

1. This appraisal is based upon the extraordinary assumption that the existing improvements have 
reached the end of their economic lives and contribute no value to the property. 

2. This appraisal is based upon the extraordinary assumption that there are not environmental 
hazards or issues that would adversely affect the value or marketability of the property. 

 

Hypothetical Conditions: 
 
 A hypothetical condition is a condition, directly related to a specific assignment, which is 
contrary to what is known by the appraiser to exist on the effective date of the assignment results but is 
used for the purpose of analysis.10 
 

 

 
9 USPAP 2018-2019 Edition (The Appraisal Foundation) Page 4 
10 USPAP 2018-2019 Edition (The Appraisal Foundation) Page 4 
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POLICY STATEMENT OF THE APPRAISAL INSTITUTE 
 
 
1. It is improper to base a conclusion or opinion of value upon the premise that the racial, ethnic 

or religious homogeneity of the inhabitants of an area or of a property is necessary for maximum 
value. 

 
2. Racial, religious, and ethnic factors are deemed unreliable predictors of value trends or price 

variance. 
 
3. It is improper to base a conclusion or opinion of value or a conclusion with respect to 

neighborhood trends upon stereotyped or biased presumptions relating to the effective age or 
remaining life of the property being appraised or the life expectancy of the neighborhood in 
which it is located. 
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