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            February 10, 2021 
 

 
 
James Pierce   
FMC LENDING 
380 Beach Rd., Suite A 
Burlingame, CA 94010 
(415) 237-4737 
 
 
RE: 48,300+/- SF OWNER/USER COMMERCIAL PROPERTY 

200-250 & 300 Northwestern Avenue 
            Rio Dell, California 95528 

 
 

Dear Mr. Pierce: 
 
At your request and authorization, Wiltchik Appraisal Inc. has prepared a Summary appraisal 
report for the “As-Complete” and “As-Is” fair market value of the Fee Simple interest of the 
subject property and the replacement cost new value in the above-referenced real property. The 
subject property is more fully described, legally and physically, within the enclosed report. 
 
Data, information, and calculations leading to the value conclusions are incorporated in the 
report following this letter.  The report, in its entirety, including all assumptions and limiting 
conditions, is an integral part of and is inseparable from this letter. 
 
Based on the foregoing analysis, it is concluded that the “As-Complete” fair market value of the 
Fee Simple interest in the subject property as of January 26, 2021 is: 
 

FOURTEEN MILLION FIVE HUNDRED THOUSAND DOLLARS 
($14,500,000) or $301.04/sf 

Based on the foregoing analysis, it is concluded that the “As-Is” fair market value of the Fee 
Simple interest in the subject property as of January 26, 2021 is: 
 

EIGHT MILLION NINE HUNDRED THIRTY THOUSAND DOLLARS 
$8,930,000  

 



 

 

 

 
The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value.  The analyses, opinions and conclusions were 
developed based on, and this report has been prepared in conformance with, our interpretation 
of the guidelines and recommendations set forth in the Uniform Standards of Professional 
Appraisal Practice (USPAP), the requirements of the Code of Professional Ethics and 
Standards of Professional Appraisal Practice of the Appraisal Institute, and The Financial 
Institution Reform, Recovery, and Enforcement Act of 1989 (FIRREA), Title XI Regulations.   
 
It has been a pleasure to assist you in this assignment.  If you have any questions concerning 
the analysis, or if Wiltchik Appraisal can be of further service, please do not hesitate to contact 
us. 
 
Respectfully Submitted, 
 
Wiltchik Appraisal, Inc 
Appraisal Division  
 
by: 
 
 
 

 
Jed L. Wiltchik, CREA, CGBP, CCAC 
Owner/Chief Appraiser 
Wiltchik Appraisal Inc. 
CA State Certification No. AR032751 
 
 
 

 
 
__________________________________ 
David S. Hayward, CGREA, MREA CA State 
General Certification No. AG018185 
EXP: 09/17/2021 
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CERTIFICATION OF THE APPRAISER 

We certify that to the best of our 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 is our personal, unbiased professional 
analyses, opinions, and conclusions. 

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

4. Our compensation is not contingent upon the reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of the value 
estimate, the attainment of a stipulated result, or the occurrence of a subsequent 
event, such as the approval of a loan.  The appraiser’s engagement was not 
contingent upon developing or reporting predetermined results. 

5. Our analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice of The Appraisal Foundation and the requirements of the Code of 
Professional Ethics and the Standards of Professional Appraisal Practice of the 
Appraisal Institute.  In addition, this report conforms to the requirements of the 
Financial Institution Reform, Recovery, and Enforcement Act (FIRREA). 

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

7. Jed Wiltchik has made a personal inspection of the property that is the subject of this 
report. David Hayward has not. 

8. Jed Wiltchik provided significant professional assistance in the form of property 
inspection, market data research and data input. 

9. Jed Wiltchik and David Hayward have extensive experience in the appraisal/review 
of similar property types. 

10. David Hayward is currently certified in the state where the subject is located. 
11. Jed Wiltchik completed a prior appraisal of the subject property on March 11, 2019 
for same borrower, but different lender.  
 

    
Jed L. Wiltchik, CREA , CGBP, CCAC          David S. Hayward, CGREA, MREA 
CA State Certification No. AR032751                     CA State General Certification No. AG018185 
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SUMMARY OF SALIENT FACTS 

Location: 200-250 & 300 Northwestern Avenue 
Rio Dell, California 95528 

Assessor’s Parcel Number: 205-111-021-000 - 3.30 acres (or 143,748sf) 

Property Description: Presently the subject property is an end-block lot improved 
parcel with a concrete slab foundation and supporting wall and 
ceiling steel beams in place.  The subject will be a newly 
constructed 14,400sf industrial warehouse property. There will 
be two additional buildings that will have a combined 33,900 
square feet for Buildings #1 & 2.(future phases) The total 
completed project’s square feet will be 48,300 SF. 

The subject is currently comprised of a single irregular shaped 
parcel situated upon 3.30 acres (143,748 SF). Please note that 
the subject is being appraised “As-Is” and “As-Complete” which 
reflects the future ground up capital improvements that will be 
taking place and an end result of a Newly constructed 
commercial industrial warehouse building totaling 
approximately 14,400+/- square feet. There will be two 
additional buildings that will have a combined 33,900 square 
feet for Buildings #1 & 2.(future phases) The total completed 
project’s square feet will be 48,300 SF. The subject is zoned IC 
– General Commercial Industrial Use.  

Current Use: Owner/User Industrial Warehouse Property consisting of one 
detached two-story building on a single lot. 

Highest and Best Use  

As Though Vacant: Single-tenant Warehouse Property 

As Improved: Single-tenant Warehouse Property 

Property Rights Appraised: Fee Simple   
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Date of Value: January 26, 2021 

Land Area 3.30 acres or 143,748 square feet  

Improvements (1) 14,400 square feet two-story detached industrial/warehouse 
building with drive way access via two curb cuts from 
Northwest Avenue. There will be two additional buildings that 
will have a combined 33,900 square feet for Buildings #1 & 
2.(future phases) The total completed project’s square feet will 
be 48,300 SF. 

Proposed Total Building Area 
(SF): 

48,300+/- square feet of gross building area based on client 
obtained information and City approved building plans.  

Year Built: 2019-2021 

Overall Condition: New/Under Construction 

Estimated Marketing Time: 3-6 months  

Financial Indicators  

Current Occupancy: 100% vacant (will be 100% owner occupied) 

Market Rental Range: 

Real Market Rental Rate: 

$1.50/PSF to $3.00/PSF 

$2.50/PSF 

 

Researched Capitalization  
Rate: 

 

5.50% 

Valuation  

“As Complete” Fair Market Value by 
Income Capitalization Approach: 

 

$14,360,000 

“As Complete” Fair Market Value by 
Sales Comparison Approach: 

 

$14,490,000 

“As Complete” Value by the 
Cost Approach: 

 

$14,540,000 

Insurable Replacement Cost New $13,040,000 

“As-Is” Value Derived: $8,930,000  
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INTRODUCTION 

PROPERTY IDENTIFICATION 
The subject is located at 200-250 & 300 Northwestern Avenue, Rio Dell, Humboldt County, 
California 95528.  The county assessor’s tax identification number is 205-111-021-000. 

OWNERSHIP AND PROPERTY HISTORY 
The subject property is owned by Precision Manufactured Developments Inc. The last recorded 
transfer was a arms-length transaction recorded on May 5, 2016 as per Grant Deed document 
number 08225. At the time of inspection, the subject was not listed for sale or under any known 
purchase contracts.  

DATES OF INSPECTION AND VALUATION 
The site was last inspected by Jed Wiltchik on January 26, 2021.  The date of value is the date 
of the inspection.   

PURPOSE OF THE APPRAISAL 
The purpose of this appraisal is to estimate the “As-Complete” and “As-Is” fair market value of 
the subject property. To accurately complete this assignment the appraiser must first estimate 
the fair market value of the Fee Simple estate in the subject property, in “As-Complete” 
condition.  Market value is defined as follows: 

Market value is one of the central concepts of the appraisal practice.  Market value is 
differentiated from other types of value in that it is created by the collective patterns 
of the market.  Market value means 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: 
1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider their 

own best interests; 
3. A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in 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. 1 

 
1 The definition of market value is taken from:  The Office of the Comptroller of the Currency under 12 CFR, Part 34, 
Subpart C-Appraisals, 34.42(f), August 24, 1990.  This definition is compatible with the definition of market value 
contained in The Dictionary of Real Estate Appraisal, Third Edition, and the Uniform Standards of Professional 
Appraisal Practice adopted by the Appraisal Standards Board of The Appraisal Foundation, 1992 edition.  This 
definition is also compatible with the OTS, RTC, FDIC, NCUA, and the Board of Governors of the Federal Reserve 
System definition of market value. 
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INTENDED USE OF REPORT 
FMC LENDING reserves the right to use the report for mortgage lending purposes. 

 
INTENDED USER OF REPORT 
This appraisal is for use by FMC LENDING and assignees. No other users are intended for this 
report.   

 
PROPERTY RIGHTS APPRAISED 
The value estimated represents the Fee Simple interest. (No Leases in Place) 

COMPTENCY OF APPRAISERS 
The appraisers, Jed Wiltchik and David Hayward are competent to appraise the subject property 
by having requisite abilities, qualities, knowledge and insight to the property type. They possess 
the necessary appraisal experience along with continuous academics in order to remain abreast 
of current and future trends in the real estate market and the appraisal profession.   

SCOPE OF WORK - APPRAISAL DEVELOPMENT AND REPORTING PROCESS 
The following steps were completed by the appraisers for this assignment: 

1. Analyzed regional, city, neighborhood, site, and improvement data. 
2. Inspection of the subject and the neighborhood. 
3. Reviewed data regarding taxes, zoning, utilities, easements, and city services. 
4. Considered comparable building area sales and comparable site sales.  Confirmed 

data with principals, managers, or real estate agents representing principals, unless 
otherwise noted. 

5. Analyzed the data to arrive at conclusions via each approach to value used in this 
report. 

6. Reconciled the results of each approach to value employed into a probable range of 
market data and finally an estimate of value for the subject, as defined herein. 

7. Estimated a reasonable exposure time associated with the value estimate. 
To develop the opinion of value, the appraisers performed a complete and thorough appraisal 
process. This report fully conforms to appraisal guidelines as defined by the Uniform Standards 
of Professional Appraisal Practice. This is a Summary Report, which is intended to comply with 
the reporting requirements set forth under Standards Rule 2-2(a) of the Standards of 
Professional Appraisal Practice as of January 1, 2021.  In this valuation report, the appraisers 
utilized all known applicable approaches to value.  The value conclusion reflects all known 
information about the subject property, market conditions, and available data. 

The Summary Report incorporates in a summary format a practical explanation of the data, 
reasoning and analysis that were used to develop the opinion of values.  It also includes 
summarized descriptions of the subject property and the market for the subject property type.  

For purposes of valuation, we have utilized the Sales, Cost and Income approaches to value. 
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The Cost Approach is a good indication of value when the improvements are primarily for owner 
user.  The subject is configured in a fashion that lends itself primarily to an investor, not an 
owner/user. The Sales Comparison Approach is predicated on the principle that an owner user 
would pay no more for an existing property than for a comparable property with similar utility.  
This approach is contingent on the reliability and of available data; which was considered 
adequate.  

***There were no items of personal property considered or included in this valuation.*** 

 
SPECIAL APPRAISAL INSTRUCTIONS 
Appraiser has invoked the extraordinary assumption and/or hypothetical condition that all of the 
proposed plans for the capital improvements/remodel project have been met and completed 
within the specific time frame, budget and with all required building permits and final inspections 
having taken place. Appraisers reserve the right to amend this appraisal if we find that any 
obtained/supplied information from the client is not true or accurate. 

It is an extraordinary assumption of this report that the subject’s capital improvement 
construction will be completed in a workmanlike fashion. It is important to note that development 
of a prospective value opinion for the subject property "As Complete" involves another 
extraordinary assumption, specifically that the described improvements have been completed 
as of the date of value. The use of this assumption imposes extraordinary reporting 
requirements to insure a report user clearly understands that: a) the subject property “As 
Complete” does not yet, in fact, exist as of the date of appraisal; b) certain events need to occur, 
as disclosed in the report, before the property appraised with the proposed improvements “as 
complete” will in fact exist; and, c) the appraisal does not address unforeseeable events that 
could alter the proposed property improvements and/or the market conditions reflected in the 
analysis. 
Whenever a prospective value opinion is named, the USPAP requires the author to “include 
a limiting condition citing the market conditions from which the prospective value opinion was 
made and indicating that the appraiser cannot be held responsible for unforeseeable events that 
alter market conditions [that occur subsequent to the date of the preparation of the report, but] 
prior to the effective date of the appraisal”. This required statement is included in the Limiting 
Conditions section within the addendum of this report.    
 
Statement on Appraisal Standards No.4 [lines 2868-2871]  
  
The prospective value opinion is predicated on the extraordinary assumption that the 
construction of the improvements will be completed in a workmanlike manner and in accordance 
with the plans. This extraordinary assumption does not affect the opinion of the “as-is” market 
value. The “as-is” market value does not require that a building ever be built on the site. 
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Accordingly, it would be inappropriate to state that the report is predicated on this extraordinary 
assumption. It is only the prospective value opinion that is predicated on this extraordinary 
assumption.  
  
Whenever an appraiser assigns a value opinion to proposed improvements, he has two choices 
under the USPAP:    
  
A) He can assume that the proposed improvements already exist on the present date. This 
assumption constitutes a contrary-to-fact hypothetical condition, as that term is defined in the 
USPAP.   
  
B) Alternatively, he can base his prospective value opinion on the extraordinary assumption 
that the improvements will be created in the future. The USPAP does not permit the assumption 
that the improvements will be created in the future to be called a hypothetical condition, 
because the USPAP defines hypothetical condition as a condition that the appraiser knows is 
untrue. The USPAP does not permit uncertain conditions in the future to be called hypothetical 
conditions.  Some appraisers never name prospective value opinions, because the USPAP 
requires whenever an appraiser names a value opinion in the future that he include a statement 
that says that the appraiser cannot be held responsible for market conditions that change 
between the day he wrote his report and the effective date of value in the future. In short, the 
USPAP requires that the appraiser repudiate responsibility for every prospective value opinion. 
This is meant to be a warning to the reader as well as a protection for the appraiser.   
 
Statement on Appraisal Standards No.4 [lines 2868-2871]  
2019 USPAP Standards Rules 1-2(g), 2-1(c) 

Other than the noted items, there are no other extraordinary assumptions and/or hypothetical 
conditions applied in this report. 

There were no other special appraisal instructions 

 
MARKETING/EXPOSURE TIME 
Based upon a review of recent sales transactions in the subject market area and interviews with 
market participants, along with inspection and evaluation of the subject property, 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 “As Is” as of the date of value of this 
appraisal is estimated to be 6 months – marketing/exposure time.   

We forecast that this is a reasonable time of exposure under current market conditions to sell 
the subject at the appraised value. It is also necessary to estimate the appropriate "exposure 
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time" which is defined as the amount of time from when a property is available for sale to the 
date on which it enters escrow. 

According to CoStar Trends analysis, the average months on the market is 3 

Although based upon CRMLS and CoStar Trends analysis, the average months on market are 
5; however, according to our surveyed comparable sales, 6 months is considered reasonable 
for marketing/exposure time. 

We forecast that this is a reasonable time of exposure under current market conditions to sell 
the subject at the appraised value.  It is also necessary to estimate the appropriate "exposure 
time" which is defined as the amount of time from when a property is available for sale to the 
date on which it enters escrow. 

. 
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AREA ANALYSIS 

The dynamic nature of economic relationships within a market area have a direct bearing on 
real estate values and the long-term quality of a real estate investment.  In the market, the value 
of a property is not based on the price paid for it in the past or the cost of its creation, but on 
what buyers and sellers perceive it will provide in the future.  Consequently, the attitude of the 
market toward a property within a specific neighborhood or market area reflects the probable 
future trend of that area. 

Since real estate is an immobile asset, economic trends affecting its locational quality in relation 
to other competing properties within its market area will also have a direct effect on its value as 
an investment.  To accurately reflect such influences, it is necessary to examine the past and 
probable future trends, which may affect the economic structure of the market and evaluate their 
impact on the market potential of the subject.  This section of the report is designed to isolate 
and examine the discernible economic trends in the region and neighborhood, which influence 
and create value for the subject property. 

REGIONAL INFLUENCES 
Overview 
The subject is located at 200-250 & 300 Northwestern Avenue in the City of Rio Dell, Humboldt 
County, California 95528. 

Humboldt County  

Humboldt County comprises the Eureka-Arcata-Fortuna, CA Micropolitan Statistical Area.  It is 
located on the far North Coast ~ 270 miles north of San Francisco.  Its primary population 
centers of Eureka, the site of College of the Redwoods main campus, and the smaller college 
town of Arcata, site of Humboldt State University, are located adjacent to Humboldt Bay, 
California’s second largest natural bay.  Area cities are towns are known for hundreds of ornate 
examples of Victorian architecture. 

Humboldt County is a county in the U.S. state of California.  As of the 2010 census, the 
population was 132,646.  The county seat is Eureka. 

Humboldt County is a densely forested mountainous and rural county with about 110 miles of 
coastline (more than any other county in the state), situated along the Pacific coast in Northern 
California’s rugged Coast (Mountain) Ranges.  With nearly 1,500,000 acres of combined public 
and private forest in production, Humboldt County alone produces twenty percent of total 
volume and thirty percent of the total value of all forest products produced in California.  The 
county contains over forty percent of all remaining old growth Coast Redwood forests, the vast 
majority of which is protected or strictly conserved within dozens of national, state, and local 
forests and parks, totaling approximately 680,000 acres (over 1,000 square miles). 
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Labor Force / Economy 
 
The following is the major employers in Humboldt County according to Labor Market Information 
Resources from the California Employment Development Department: 
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It should be noted that Humboldt County is known for its cultural attributes associated with the 
cultivation and proliferation of marijuana.  As a result Humboldt County has seen a large 
migration of the Bay Area counter-culture to its region.   
 

Transportation 

Humboldt Transit Authority operates two fixed route transit bus systems. 

~ Redwood Transit System provides intercity service to and within communities between 
Trinidad and Gaberville, including Manila, King Salmon, Field’s Landing, Loleta, Fernbridge and 
Fortuna.  HTA also offers service between McKinleyville or Arcata and Willow Creek and an 
express bus between Arcata and College of the Redwoods when classes are in session. 

~  Eureka Transit Service, operated in the City of Eureka, provides local service on four 
scheduled routes (one hour headway) in Eureka and its adjacent unincorporated communities.  
Connections can be made to the Redwood Transit System at several places in Eureka. 

Ambrak Thruway bus has stops in many towns in the region, including Eureka, Arcata, and 
Fortuna.  These stops are not managed by Amtrak and therefore have no services beyond 
serving passengers.  Full service is only provided at the train station in Martinez, near San 
Francisco. 

 

Major highways are:  

x  U.S. Route 101 

x  State Route 36 

x  State Route 96 

x  State Route 169 

x  State Route 200 

x  State Route 211 

x  State Route 254 - Avenue of the Giants 

x  State Route 255 

x  State Route 271 

x  State Route 283 

x  State Route 299 

 

Airports  
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Arcata-Eureka Airport is located in McKinleyville (north of Arcata).  Commercial flights are 
available.  Other (general aviation) airports are located at Dinsmore, Garberville, Kneeland, 
Murray Field (Eureka), Samoa Field and Rohnerville (Fortuna). 

 

Seaports  

Port of Humboldt Bay is on Humboldt Bay, California’s second largest natural bay. 

 

Conclusion and Relevance to the Subject Property 

Humboldt County is an economically diverse area and growing in population. It is an established 
region with solid infrastructure to meet the needs of the local population and commerce. This 
region is a hub for local and international industries and because of its location, will remain so 
well into the future. 

City Description 

Rio Dell (formerly Rio Del and Eagle Prairie) is a city in Humboldt County, California, United 
States. Rio Dell is located on the west bank of the Eel River 1 mile (2 km) north of Scotia, at an 
elevation of 161 feet (49 m). The population was 3,363 at the 2010 census, up from 3,174 at the 
2000 census.  

Rio Dell was first named Eagle Prairie, but was renamed to Rio Dell in 1890. The name River 
Dell was first suggested, but as the name was too similar to Riverdale, CA, the name of town 
became Rio Dell.   

 

History 
 

The first post office at Rio Dell opened in 1876. Rio Dell incorporated in 1965. Rio Dell was 
connected to Scotia by a ferry provided by the lumber mill, and a suspension bridge built in 
1914.   

 
Geography   

According to the United States Census Bureau, the city has a total area of 2.4 square miles 
(6.2 km2), of which, 2.3 square miles (6.0 km2) of it is land and 0.1 square miles (0.26 km2) of it 
(5.61%) is water. This region experiences warm (but not hot) and dry summers, with no average 
monthly temperatures above 71.6 °F. According to the Köppen Climate Classification system, 
Rio Dell has a warm-summer Mediterranean climate, abbreviated "Csb" on climate maps. 
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REGIONAL MAP 

 
Compiled by:  WILTCHIK APPRAISAL INC 
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NEIGHBORHOOD MAP 

 
Compiled by:  WILTCHIK APPRAISAL INC 
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NEIGHBORHOOD INFLUENCES 

Location 
The subject property is located on the south side of Northwestern Avenue. Please refer to the 
Neighborhood Map and Assessor Parcel Map located within the report and addenda.   

Boundaries 
The neighborhood boundaries are considered to be: 

North:  1st Street (SR-36) 
South: Monument Road 
East:    State Route 36 
West:  State Highway US 101 
 

Land Use 
In general, the land uses within the immediate neighborhood area are comprised of industrial, 
retail and limited residential development. Other commercial buildings surround the subject 
property along the major thoroughfares. The overall occupancy appears stable within the market 
area with regards to industrial warehouse and commercial service related uses with most 
projects in average to above average condition.  The neighborhood appears to be 
approximately 65% developed.  

 
Access 
Primary access to the subject property is provided via Northwestern Avenue which is a two way 
tertiary roadway.  Northwestern Avenue is a two way tertiary roadway improved with paved 
streets.  Access to the subject property is provided by two curb cuts for driveway access via 
Northwestern Avenue.     

 
Conclusion and Relevance to the Subject Property 
The neighborhood has features and qualities, which contribute to a positive demand for real 
estate.  All utilities are available throughout the neighborhood and the improvements in the area 
are generally in average/above average condition.  The streets and other public areas are also 
in average condition, and parking is adequate.  The subject property benefits from these 
features of the neighborhood. 
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 MARKET ANALYSIS 

MARKET AREA 
An overview of local market conditions is a necessary aspect of the appraisal process.  The 
market analysis forms a basis for assessing market area boundaries, supply and demand 
factors, and indications of financial feasibility.  In this section, WILTCHIK APPRAISAL discusses 
the status of local market conditions. Appraisers utilized the most recent published First 
American Market Trends Reports Q1 2021 and Q1 2021 CoStar market data within this 
analysis. 

 
COMMERCIAL WAREHOUSE/INDUSTRIAL SPACE  
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Concessions 
In general, very few concessions are being given at the present time. Overall, concessions are 
not considered to be a major factor in this property type/market.  
 

 

 

 

 

 

 

 

 

 

 



  MARKET ANALYSIS 

21 

 

Inventory  
 

Existing Current inventory includes neighborhood commercial 
centers and local support services for the surrounding 
residential  properties. 

In Production Several new cannabis warehouse projects are under 
construction. 

Land Available for 
Expansion 

The majority of the area is industrial/commercial properties 
primarily located along arterial thoroughfares. 

Second Generation 
Inventory 

Most of the improved existing structures are first generation 
buildings varying in size and age. 

 

Demand 
The market based measure of demand for a product is absorption of units. 

 
Absorption   

Recently Completed 
Competitive Projects 

None 

Competitive Projects in 
Marketing Phase 

None 

 

COMPETITIVENESS 
Primary Competition 
Most of the subject’s surrounding adjacent uses are similar industrial/warehouse properties and 
surrounding commercial properties in addition to vacant land.  The properties are similar in 
terms of use age/condition and overall appeal.   
 

Optimum Demand Parameters for the Subject Property 
The optimum demand from the subject property comes from an investor user. 

Analysis of Trends 
The City of Rio Dell and Humboldt County areas industrial market have continued to perform 
adequately, and generally the market is considered good. Vacancies range from 3% to 7% for 
commercial retail and warehouse properties. The long-term outlook appears to be positive. 
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SITE ANALYSIS 

The Description of the site can be detailed as follows: 

Location: The subject is located at 200-250 & 300 Northwestern Avenue 
in the City of Rio Dell, Humboldt County, California 95528 

Assessor’s Parcel 
Number: 

Parcel # 205-111-021-000.  (Humboldt County Assessor) 

Land Area1 3.30 acres or 143,748 square feet.  

Shape and Frontage: The subject site’s shape is irregular.  The subject has frontage 
along Northwestern Avenue and is approximately 250’ foot 
deep lot.   

Topography and 
Drainage: 

The site is generally level at street grade.  Our investigation did 
not reveal any significant drainage problems. 

Soils: No soils report was provided; it is assumed that soils are 
adequate for the existing use.    

Easements and 
Encroachments: 

A preliminary title report was not provided for our review. 
There does not appear to be any adverse easements or 
encroachments that would diminish the utility or marketability of 
the subject property.  This valuation assumes that the market 
value of the subject property is not adversely affected by any 
easements, encroachments or other special conditions.  
 

Utilities: Public  

Flood Zone: According to maps published by the Federal Emergency 
Management Agency (FEMA), the subject lies within Zone X as 
indicated on FEMA Community Map Panel 06023C/1220 F, 
dated November 4, 2016.  Flood insurance is not required.  
This zone is determined to be outside the 100 & 500-year 
floodplain.  

Environmental Issues: The value estimate rendered in this report is predicated on the 
assumption that there is no hazardous material on or in the 
improvements, causing a loss in value. We have no knowledge 
of the existence of these substances on or in the subject 
improvements.  However, we are not qualified to detect 
hazardous waste or toxic materials. 

 
1 Source: Plat Map 
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Adjacent Properties  

North: Commercial / State Route 36 

South: State Highway 36 

East: State Highway 36 

West: State Highway US 101 

Conclusion: There are no adverse soils conditions of which WILTCHIK 
APPRAISAL is aware.  The topography is level and poses no 
specific development limitation. In conclusion, from a physical 
standpoint, the site is considered adequate for an industrial 
warehouse building development. 
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SUBJECT PLAT MAP 
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IMPROVEMENT ANALYSIS 

Based on public records and our onsite measurements, the subject will be comprised of a newly 
built two-story detached commercial industrial/engineering building that has a total of 14,400 
square feet of commercial warehouse space. There will also be two additional detached 
buildings that will consist of a combined 33,900 square feet to make a total gross building area 
of 48,300 square feet for the completed project. All utility lines were pulled to the subject 
property. The subject will be individually metered for electric, gas and water services. The 
following is a description of the improvements based on our physical inspection, onsite 
measurements, and knowledge of construction techniques. The basic construction features are 
summarized as follows: 

Construction Class The class of construction is the basic subdivision in Marshall 
Valuation Service1, dividing all buildings into five basic groups 
by type of framing (supporting columns and beams), walls, 
floors, roof structure, and fireproofing.  The subject is 
construction Class C New/very Good. 

Competitive Rating The subject is considered a Class B building in terms of 
quality, as it is perceived in the marketplace. 

Current Configuration The subject’s current configuration consists of one two-story 
detached building, and will feature two bathroom modules, 
ceiling mounted HVAC, multiple private office modules, 
segmented warehouse/grow sections and one grade level 
truck door.   

 
1 The primary feature of Class A buildings is the fireproofed structural steel frame, which may be welded, bolted, or 
riveted together.  The fireproofing may be masonry, poured concrete, plaster, sprayed fiber, or any other type which 
will give a high fire-resistant rating. 

The primary characteristic of Class B Buildings is the reinforced concrete frame in which the columns and beams can 
be either formed or precast concrete.  They may be mechanically stressed, and the structure is fire resistant. 

Class C Buildings are characterized by masonry or reinforced concrete (including tilt-up) construction.  The walls may 
be load-bearing, i.e., supporting roof and upper floor loads, or nonbearing with open concrete, steel, or wood 
columns, bents, or arches supporting the load. 

Class D buildings are characterized by combustible construction.  The exterior walls may be made up of closely 
spaced wood or steel studs as in the case of typical frame house, with an exterior covering of wood siding, shingles, 
stucco, brick, stone veneer, or other materials.  Otherwise they may consist of an open skeleton wood frame on 
which some form of curtain wall is applied, including, pre-engineered pole buildings. 

Class S buildings are characterized by incombustible construction and prefabricated structural members.  The 
exterior walls may be steel studs or an open steel skeleton frame with exterior single or sandwich wall coverings 
consisting of prefabricated or sheet siding 

(Source:  Marshall Valuation Service) 
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Square Footage 48,300 square feet of gross building area, 14,400sf for the 
current building #3 project and then an additional combined 
33,900 square feet for Buildings #1 & 2 (based on blue prints 
and onsite measurements) 

Height 14-16 feet clear height per story 

Stories Two 

Foundation Poured reinforced concrete. 

Frame Construction Steel/Metal  

Floor Construction Concrete slab 

Exterior Walls Metal insulated panels 

Roof Metal roof with HVAC units 

Exterior Condition New 

Interior Partition System Painted Drywall for office and restroom modules 

HVAC Roof Mounted HVAC for entire building 

Electrical The electrical system will consist of an upgraded 1600 Amp 
power panel and is assumed to be in working order and is 
more than adequate for the building.   

Fire Protection The subject property contains a fire suppression system.  It is 
assumed that the subject has adequate fire alarm systems, 
fire exits, fire extinguishers, fire escapes and/or other fire 
protection measures adequate to meet local fire marshall 
requirements. 

Life Safety and Security The subject has adequate exterior lighting within the common 
area. 

Plumbing The subject property features two bathroom modules and is 
assumed to be in working order.   

Parking According to physical inspection, the subject’s parking 
consists of 15 free surface areas within gated yard area. For 
purposes of analysis, the existing parking 
arrangement/allocation for the subject is more than compliant 
for industrial/warehouse use.  We reserve the right to amend 
this appraisal shall this not be true as market value may be 
affected.  
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Landscaping The subject has zero landscaping, only concrete hardscape.   

ADA Compliance We are not qualified to determine compliance with the 
requirements.  Please refer to the specific limiting condition 
regarding ADA compliance. 

Environmental Issues The value estimate rendered in this report is predicated on 
the assumption that there is no hazardous material on or in 
the improvements, causing a loss in value. 
No evidence of hazardous waste or toxic materials were 
visible.  We have no knowledge of the existence of these 
substances on or in the subject improvements.  However, we 
are not qualified to detect hazardous waste or toxic materials. 

Quality/General Condition The subject property conforms to competitors and substitutes 
in the area.  Relative quality of construction is average. The 
subject property underwent extensive interior upgrades with 
regards to insulation/electrical and HVAC and is considered 
to be in average condition. 
We observed no evidence of structural fatigue and the 
improvements appear sound.  We are not qualified to 
determine structural integrity, however, and recommend that 
the reader rely upon an expert in this field for further 
determination. 

Physical Depreciation/ 
Deferred Maintenance 

None 

Functional Obsolescence There is no design deficiencies noted from our inspection. 

Economic Obsolescence Subject located within a growing commercial area and 
neighborhood.  No economic obsolescence is observed. 

Functional Utility The subject is considered to be functionally adequate. 
Conclusion/Comments In terms of its design and construction, the subject property 

does meet the demands of the market.  The subject property, 
as improved, can suitably compete within the marketplace.  
No adverse conditions were noted. The property is 
considered to be in new overall condition. 
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IMPROVEMENT RATING 
Category New Good Average Fair Poor 

Appeal/Appearance X     
Ceiling Height X     
Construction Class X     
Design X     
Electrical X     
Exterior Condition X     
Exterior Walls X     
Floor Construction X     
Floor Cover X     
Floor to Ceiling Height X     
Foundation X     
Frame X     
Functionality/ Floor Plan X     
HVAC X     
Interior Condition X     
Interior Partitions X     
Landscaping X     
Life Safety System X     
Lighting X     
Parking X     

Plumbing X     
Restrooms X     
Roof Cover X     
Tenant Improvements X     
Windows X     

Compiled by: WILTCHIK APPRAISAL INC 
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ZONING 

The subject’s zoning requirements are detailed below 
. 

ZONING SUMMARY 
Current zoning: IC – Commercial Industrial  District 
Legally conforming: Yes 
Permitted Uses The Commercial industrial (IC) zone is considered 

the City’s “flexible” district and includes heavy 
industrial, manufacturing, warehouse and 
distribution uses that may not be desirable in other 
districts. 

Zoning change Not likely 

  

Source: County of Humboldt 
Compiled by: WILTCHIK APPRAISAL INC 
 

 

ZONING ANALYSIS AND CONCLUSIONS 
The subject appears to be a legally conforming use within the current zoning code. The 
subject’s zoning is IC, Commercial Industrial Use.  
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TAX AND ASSESSMENT DATA 

Real estate in Humboldt County is assessed at 1% of the assessor’s estimated market value 
plus special assessments and bonds if applicable.  The subject’s market value, assessed value, 
and current taxes are summarized below.  

  

CURRENT ASSESSMENT AND TAX INFORMATION (2020) 
    Assessed Tax Rate Annual 

Tax ID Land Improvements Total Value / $1,000 Taxes 
205-111-021-000 $541,212 $306,000 $541,212 $847,212   1.13049% $9,577.66 

Source: Humboldt County Tax Collector 
Compiled by: WILTCHIK APPRAISAL 

 

TAX AND ASSESSMENT CONCLUSION 
If the subject sold for the value estimate in this report, a reassessment at that value would most 
likely occur with tax increases limited to 2% annually thereafter until the property is sold again.  
The consequences of this reassessment have been considered in the appropriate valuation 
sections. According to appraiser research, at the time of inspection the subject’s taxes were 
current. 
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HIGHEST AND BEST USE 

In appraisal practice, the concept of highest and best use represents the premise upon which 
value is based. The four criteria that the highest and best use must meet are: 

x legal permissibility; 
x physical possibility; 
x financial feasibility; and 
x maximum profitability. 

Highest and best use is applied specifically to the use of a site as vacant.  It is recognized that 
in cases where a site has existing improvements, the concluded highest and best use as if 
vacant may be different from the highest and best use given the existing improvements (as 
improved).  The existing use will continue, however, until the land value, in its highest and best 
use, exceeds that total value of the property under its existing use plus the cost of removing or 
altering the existing structure. 

Implied in the highest and best use is recognition of the contribution of a specific use to the 
community environment or to the community’s development goals, in addition to wealth 
maximization of individual property owners.  Also implied is that the conclusion of highest and 
best use results from the appraiser’s judgment and analytical skill, i.e., that the use determined 
from the analysis represents an opinion, not a fact to be found. 

Highest and best use analysis involves assessing the subject both as if vacant and as improved. 

HIGHEST AND BEST USE AS THOUGH VACANT 
Legal Permissibility 
The legally permissible uses were discussed in detail in the site analysis and zoning sections of 
this report.  Overall, based on our review of the zoning restrictions and or the title restrictions, 
the site is zoned IC for industrial/warehouse use. 

Physical Possibility 
The physical characteristics of the subject site were discussed in detail in the site analysis 
section of this report. Overall, the layout and topography of the site is considered functional for 
commercial office use and is reasonable on a comparison basis.  

Financial Feasibility 
The test of financial feasibility is put only to those uses, which are legally permissible and 
physically possible.  If the property is capable of generating a sufficient net income to cover the 
required rate of return on investment and provide a return to the land, then the usage is 
financially feasible within a defined price limit. 
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Maximum Profitability 
The final test of highest and best use of the site as though vacant is that the use is maximally 
productive, yielding the highest land value.  In the case of the subject as though vacant, the 
analysis thus far has indicated that some type of commercial industrial warehouse use would be 
most likely.  However, given the demand for commercial warehouse properties in the market, 
there is a high probability that single-tenant Industrial warehouse use is the highest and best 
use. This is judged to be a reasonable indication of maximum productivity of the land. 

Conclusion: Highest and Best Use As Though Vacant 
Based on this discussion, it is concluded that the Highest and Best Use of the subject site as 
vacant would be for an owner/user commercial warehouse development. 

HIGHEST AND BEST USE AS IMPROVED 
Legal Permissibility 
As discussed, the subject site’s zoning and legal restrictions limit the subject to general 
commercial uses.  The site is currently improved for an owner/user single-tenant warehouse 
use. Overall, it is our opinion that the improvements are within the established guidelines. 

Physical Possibility 
The physical characteristics of the subject improvements were discussed in detail in the 
improvement analysis section of this report.  Overall, the layout and positioning of the 
improvements is considered functional for an owner/user single-tenant industrial warehouse use 
and the floor plan is considered to be reasonable on a comparison basis.  While it would be 
physically possible for a wide variety of uses, based on the legal restrictions and the 
design/layout, the improvements would be the most functionally utilized for an owner/user 
single-tenant warehouse use.  

Financial Feasibility 

As with the highest and best use of the site as though vacant, the financial feasibility of the site 
as improved is market derived.  Typically, for a single-tenant warehouse property similar to the 
subject, the test of feasibility is based on the amount of rent that can be generated, less 
operating expenses.  If a residual amount exists after paying the various expenses, then the 
land is being put to a productive use. 

The researched market rent for Industrial warehouse property within the subject’s immediate 
Adelanto market ranged between $1.50 to $3.00 per square foot per month, modified gross. 
Based on the historical and current operating status, WILTCHIK APPRAISAL anticipates that 
the improvements are capable of providing an adequate return on the investment before any 
debt service requirements.  WILTCHIK APPRAISAL therefore concludes that the current use of 
the improvements is a financially feasible use of the property as improved. 
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Maximum Profitability 
Similar to the highest and best use of the site as though vacant, the maximum profitable use of 
the subject as improved should conform to neighborhood trends and be consistent with existing 
land uses.  Although several uses may generate sufficient revenue to satisfy the required rate of 
return on investment and provide a return on the land, the single use that produces the highest 
price or value is typically the highest and best use.  However, the recipient of the property’s 
productivity greatly determines what actual use maximizes profitability. 

Conclusion: Highest and Best Use as Improved 
Based on the foregoing discussions, WILTCHIK APPRAISAL concludes that the highest and 
best use of the property as improved is consistent with its current single-tenant owner/user 
warehouse use. Typically, owner users for smaller properties pay more due to the tax breaks, 
pride of ownership and availability of financing (SBA Loans).  Returns on investor property for 
smaller office properties are not attractive and competitive with alternative investments in the 
market place. There are no alternative uses of the existing improvements that would produce a 
higher net income and/or value over time than the current use.  The current use is a legally 
permissible use and appears to represent the highest and best use as improved.  Furthermore, 
WILTCHIK APPRAISAL does not believe that conversion of the improvements or demolition is 
warranted or financially feasible. 
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APPRAISAL METHODOLOGY 

The appraisal process is defined as an orderly program by which the problem is planned and 
the data involved is acquired, classified, analyzed and interpreted into an estimate of value.  In 
this process three basic approaches to value are considered: Income Capitalization Approach, 
Sales Comparison Approach, and Cost Approach.  In appraisal practice, an approach to value is 
included or omitted based on its applicability to the property type being valued and the quality 
and quantity of information available. 

The final step in the appraisal process is reconciliation - a process by which the appraisers 
analyzes alternative conclusions and selects a final value estimate from among two or more 
indications of value.  The appraiser weighs the relative significance, applicability and 
defensibility of each approach as it relates to the type of property being appraised. 

For this valuation assignment, the appraisers developed the Sales Comparison Approach to 
value, The Cost Approach to value and the Income Approach to value and have reconciled the 
final opinion of value from all three approaches. 

SALES COMPARISON APPROACH 
The Sales Comparison Approach utilizes sales of comparable properties, adjusted for 
differences, to indicate a value for the subject property. Valuation is typically accomplished 
using physical units of comparison such as price per square foot, price per unit, price per floor, 
etc., or economic units of comparison such as gross rent multiplier. Adjustments are applied to 
the physical units of comparison derived from the comparable sale. The unit of comparison 
chosen for the subject is then used to yield a total value. Economic units of comparison are not 
adjusted, but rather analyzed as to relevant differences with the final estimate derived based on 
the general comparisons. 

The reliability of this approach is dependent upon (a) the availability of comparable sales data; 
(b) the verification of the sales data; (c) the degree of comparability; (d) the absence of atypical 
conditions affecting the sales price. Through our search of the subject market, we were able to 
uncover an adequate quality and quantity of sales through which a reliable and defensible 
indication of value could be concluded.  

As previously stated, the most probable Buyer for the subject property is both an owner user or 
an Investor due to its size, location and single-tenant investment configuration. Therefore, this 
method was given equal consideration in the reconciliation. 

THE COST APPROACH 
The Cost Approach is based upon the proposition that the informed purchaser would pay no 
more for the subject than the cost to produce a substitute property with equivalent utility. This 
approach is particularly applicable when the property being appraised involves relatively new 
improvements which represent the highest and best use of the land or when relatively unique or 
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specialized improvements are located on the site and for which there exist few sales or leases 
of comparable properties. 

As it was previously noted, the property is a new construction project 45% completed. As such, 
the Cost Approach was applied and it was given strong consideration in reconciliation. 

INCOME CAPITALIZATION APPROACH 

The methodology of the Income Capitalization Approach is to determine the income-producing 
capacity of the property on a stabilized basis by estimating market rent from comparable rentals, 
making deductions for vacancy and collection losses and building expenses, then capitalizing 
the net income at a market-derived rate to yield an indication of value. The capitalization rate 
represents the relationship between net income and value. 

Related to the direct capitalization method is the discounted cash flow method. In this method of 
capitalizing future income to a present value, periodic cash flows (which consist of a net income 
less capital costs, per period) and a reversion (if any) are estimated and discounted to a present 
value. The discount rate is determined by analyzing current investor yield requirements for 
similar investments. 

Since properties like the subject are mostly purchased by both an owner/user, or an Investor, 
the Income Capitalization approach was utilized in the analysis; and it was given equal 
consideration in final reconciliation.
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SALES COMPARISON APPROACH 

The Sales Comparison Approach provides an estimate of market value based on analyzing 
transactions of similar properties in the market area.  The method is based on the proposition that 
an informed purchaser would pay no more for a property than the cost of acquiring an existing one 
with the same utility.  When there are an adequate number of sales of truly similar properties with 
sufficient information for comparison, a range of values for the subject property can be developed. 

There are various units of comparison available in the evaluation of sales data in this approach.  
The sale price per square foot $/SF is the most commonly used in this approach. The Comparable 
Sales were recorded closed sales from 2020, 2019 and 2018. the subject’s immediate and 
surrounding competitive market areas. The closed sales No.2-4 were adjusted upward for time of 
sale (market conditions) so as to accurately reflect the current market trends within the subject’s 
immediate and surrounding market areas. 

The table on the following page summarizes the comparable sales used in the analysis with a 
comparable map located below. 
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SALES COMPARABLE MAP 

 
PRICE PER SQUARE FOOT ANALYSIS 
The recorded closed comparable sales indicate an unadjusted range of $204.08 to $397.51 per 
square foot of building area with an average sales price of $277.93 per square foot of building 
area.  The following paragraphs discuss the analysis of the sales and the basis for adjustment. 
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Sale Number One 
This comparable is located at 420 G Street in Arcata. The improvements are comprised of a 
5,000r square foot industrial/warehouse cannabis property that was originally built in 2001 and 
updated in 2018 in Above Average overall condition. The site was purchased in October 2020 
for $1,000,000 or $200.00 per square foot of building area, which was confirmed by CoStar and 
Realquest.  

Upward adjustments were applied for lacking CUP’s for CBD/Cannabis business and for inferior 
overall age/condition, which was offset by the downward adjustments applied for size 
considerations with regards to economies of scale, larger land to building ratio and for superior 
overall locational aspects.  

Sale Number Two 
This comparable is located at 3851 W End Road in Arcata. The improvements are comprised of 
a 7,547r square foot industrial/warehouse cannabis property that was originally built in 1980 
and updated in 2018 in Above Average overall condition. The site was purchased in January 
2019 for $3,000,000 or $397.51 per square foot of building area, which was confirmed by 
CoStar and Realquest.  

An upward adjustment was applied for inferior overall age/condition, which was offset by the 
downward adjustments applied for size considerations with regards to economies of scale, 
larger land to building ratio and for superior overall locational aspects. 

Sale Number Three 

This comparable is located at 1657 Sutter Road in Mckinleyville. The improvements are 
comprised of a 22,150r square foot industrial/warehouse building that was originally built in 
1990 in average overall condition. The site was purchased in November 2018 for $5,050,000 or 
$227.99 per square foot of building area, which was confirmed by CoStar and Realquest.  

Upward adjustments were applied for lacking CUP’s for CBD/Cannabis business and for inferior 
overall age/condition, which was offset by the downward adjustments applied for size 
considerations with regards to economies of scale and larger land to building ratio.  

Sale Number Four 

This comparable is located at Ericson Court in Arcata. The improvements are comprised of a 
9,800r square foot industrial/warehouse building built in 1989 and was in average overall 
condition. The site was purchased in March 2018 for $2,000,000 or $204.08 per square foot of 
building area, which was confirmed by CoStar and Realquest.  

Upward adjustments were applied for lacking CUP’s for CBD/Cannabis business and for inferior 
overall age/condition, which was offset by the downward adjustments applied for size 
considerations with regards to economies of scale and  larger land to building ratio. 
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Summary of Adjustments 
Adjustments made to the comparable sales are summarized in the adjustment grid on below. 
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 Sale Price Per Square Foot Conclusion 
The preceding comparable sales represent the most recent sales activity of the most similar 
office buildings within the area.  Most of the variance in the price per square foot among the 
comparable sales was attributed to time of sale, size considerations with regards to economies 
of scale, age/condition, land to building ratio and CUP’s for CBD/Cannabis related business.  
The comparable sales indicate an unadjusted price per square foot range from $200.00/SF to 
$397.51/SF with an average of $257.39 per square foot of building area.  After taking into 
account various adjustments, the comparable sales indicate an adjusted range from $192.00 to 
$388.57 per square foot of building area with an average price per square foot of $304.795 per 
square foot of building area.   

Due to the limited amount of comparable sales within this analysis, we have relied upon all of 
the comparable sales as they are similar in terms of building size, location proximity and use.  

Based on this analysis and conversations with local market participants, we have estimated a value 
of $300.00 per square foot of building area as reasonable for the subject property, taken into 
consideration the subject’s current condition, future build-out and location. Our concluded value per 
square foot is within the adjusted range of the comparable sales and is supported by the market. 

 

SALES COMPARISON APPROACH CONCLUSION “AS COMPLETE” 
The following table summarizes the stabilized value indications based on the Sales Comparison 
Approach.  

 

Indicated Value/SF 
Range

Subject SF Total

$300 x 48,300 = $14,490,000 
Reconciled $14,490,000 

SALES COMPARISON APPROACH
“AS COMPLETE” VALUE

Source: Wiltchik Appraisal  
 

 

 

 

  



  SALES COMPARISON APPROACH 

42 

 

SUPPLEMENTAL SUPPORTING INCOME DATA 
 

The Income Capitalization Approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over period of time.  The two 
common valuation techniques associated with the Income Capitalization Approach are direct 
capitalization and the discounted cash flow (DCF) analysis.  Our analysis will be based on the 
income capitalization technique.   

CONTRACT RENT 
The subject property is currently 100% vacant, but will be 100% owner occupied. Therefore, 
appraisers utilized researched market rental rates within this section of the income analysis. 

DETERMINATION OF MARKET RENT 
The subject property consists of an average quality single-tenant warehouse property, with the 
typical industrial interior build-out with separate office and restroom modules accommodate the 
typical average owner/user business.  The building is in average overall condition.   

To establish the market lease rate for the subject property, we have researched the surrounding 
area for recently-signed leases as well as active listings of comparable property type buildings.  
In addition, local brokers were consulted for their opinion of market rents for the subject 
property, due to the special nature of the subject’s business use.   

Based on our research of similar warehouses within the subject’s market area, the researched 
lease range was from $1.50/SF/Month to $3.00/SF/Month within the City of Rio Dell. We have 
determined that the market rent for the subject’s current space is approximately $2.00/SF/Mo. 
on a modified gross basis.  This market rent for vacant warehouse space with similar amenities 
and build out was determined to be $2.00/SF per month on a modified gross basis, assuming 
typical tenant improvements.  Due to the subject being historically 100% owner occupied with 
no historical rent information, appraisers had to utilize researched market rents within the direct 
capitalization analysis.  
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DIRECT CAPITALIZATION TECHNIQUE 
Direct capitalization is a method used to convert an estimate of a single year's income 
expectancy, or an annual average of several years' income expectancies, into an indication of 
value in one step.  Typically, the value indication is derived by dividing the income estimate by 
an appropriate rate.  This capitalization rate is known as an overall rate. 
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VACANCY AND COLLECTION LOSS/ABSORPTION ANALYSIS 
This is an allowance for reductions in potential income attributable to vacancies, tenant 
turnover, and non-payment of rent.  In the direct capitalization process, a market-derived, 
stabilized vacancy and collection loss estimate is subtracted from potential gross income order 
to arrive at effective gross income.  In the case of the subject property, stabilized vacancy and 
collection loss is estimated at 5.0% and is based on a survey of local brokers.   

 
OPERATING EXPENSE ANALYSIS 
In our analysis, the expenses were based on modified gross structure.  

Under a modified gross lease structure, the landlord is responsible for payment of taxes, 
insurance, utilities (common area), repairs/maintenance, management and reserves of the 
property. The tenant pays for individual utilities and janitorial.   

The typical landlord expenses for the subject are analyzed below.  

Real Estate Tax 

Real Estate Tax estimate was based upon the stabilized market value indication times the 
subject's tax rate of 1.1305% plus direct assessments.  The calculation of the property tax is a 
circular process.   Taxes are based on an assumed transfer of the property if sold as of the date 
of valuation.  

Insurance 

Based on prior in-house data and local expense guides, property insurance ranges from $0.20 
to $0.50/SF/YR depending upon age, size, and condition. We have estimated an insurance cost 
of $0.40 per square foot per year or $19,320 per year.  Our estimate is on the middle of the 
range given the condition of the building.   

Utilities  

Utility cost includes water, sewer, and electricity and gas for common areas only. Based on prior 
in-house data and local expense guides, utilities ranges from $0.75 to $2.00/SF/YR depending 
upon age, size, and condition. We have estimated utility cost of $1.25 per square foot per year 
or $60,375 per year.  

Repairs/ Maintenance  

This expense category is primarily a fixed expense, which is incurred each year to maintain and 
repair the building. Included in this category are the routine maintenance items such as pest 
control, supplies, general building services, HVAC maintenance contract, and general repairs.   
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Based on in-house data and local expense guides, repairs and maintenance expenses for these 
items ranges between $0.50 to $1.50 PSF/Year.  Due to the subject being new construction, we 
have estimated utilities at $0.75 per square foot or $36,225 per year.   

Professional Management Fee 

Management fee must be considered for the subject property in that someone is responsible for 
overseeing operations of the building. Management fees are typically based on revenue 
generated at the property, with fees from 2% to 4% of effective gross rental income. It appears 
that within the subject's market area a management fee of approximately 2.0% is typical. This 
estimate reflects the quality, size and tenancy of the property. This is in line with similar 
properties in the area. 

Replacement Reserves 

This expense typically represents a reserve for future replacement of long-lived items. The 
amount of reserve and whether it is included or not in the direct capitalization and DCF analysis 
depends on the actions reflected by buyers and sellers in the local market. Since the subject 
building is considered in average condition, a rate of 1.0% per effective gross income is 
considered appropriate. 

Total Concluded Operating Expenses 

The concluded stabilized operating expenses for the subject total an estimated $6.45 per 
rentable square foot per year, or 28.27% of effective gross income. This is in line with similar 
properties. 

 
CAPITALIZATION RATE SELECTION 
In order to derive a value indication for the subject, the Net Operating Income must be 
converted through the process of direct capitalization.  There are several methods for deriving 
an overall capitalization rate for this process.  

 
Derivation from Comparable Sales 
This is the preferred method when sufficient data exists.  Data on each property’s sale price, 
income, expenses, financing terms, and market conditions at the time of sale is needed.  Our 
analysis utilized reported actual income and expenses where available, if it appeared to be near 
the anticipated market rate. However, most of the properties were either vacant at sale, or 
accurate income and expenses were not available. For this reason we performed a market 
survey of closed sales on the Costar database that had sold in the last 2 years.  Based on the 
cap rate comparable sales researched within the immediate and surrounding market areas, an  
indicated capitalization rates for these sales ranged from 4.50% to 7.00%. 
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Local broker surveys were also relied upon to derive an appropriate capitalization rate for the 
subject property.  Three local brokers were consulted.  Due to the size, age/condition, and the 
locational aspects of the subject property, a range from 4.50% to 7.00% was opinioned by the 
brokers.   

Investor Surveys 
Another method for establishing an overall capitalization rate for the subject is to review the 
criteria of major investors in the marketplace. This may serve as a check against other 
techniques or may be a primary source when ample data exists. This technique is considered to 
be appropriate for the subject. The Realty Rates Investor Survey 1st Quarter 2021 is 
summarized in the following table for Industrial product ranging in a capitalization rates from 
4.97% to 13.45% with an average rate of 9.76% for Industrial. 

                    

Conclusion Capitalization Rate Selection 
Consideration has been given to the relative risk that the subject property represents to a 
potential investor.  A final capitalization rate of 5.50% is selected as most appropriate, 
considering all relevant aspects of the subject's economic environment and current owner/user 
occupancy.  The 5.50% rate is well supported by all techniques utilized in its determination, and 
will accordingly be applied within the analysis which follows. 



  SALES COMPARISON APPROACH 

47 

 

COST APPROACH TO VALUE ANALYSIS 

 
 
The replacement costs new for the subject 
improvements were estimated using the Marshall 
and Swift Valuation Manual.  A breakdown of the 
building type and classification as per the calculator 
method within the manual is as follows: 
 

 
We have utilized a base rate for the subject property of $169.00 per square foot for the buildings 
use based on Marshall and Swift Commercial Industrial/Engineering Building Data. 
 
According to Marshall and Swift Valuation Manual, the unadjusted unit cost is multiplied by a local 
multiplier (1.21), a current cost multiplier of (1.06), a perimeter multiplier (1.00), and a Number of 
Stories multiplier of (2.00). A final base cost of $30 per square foot for the Upgraded HVAC 
system, Higher end insulated wall panels, two built-in C1D1 Lab System modules were applied for 
a final adjusted unit cost of $245.96 per square foot for the subject. This adjusted unit cost includes 
the direct costs of building interior/exterior improvements, architectural and engineering fees, 
construction interest expense, contractor overhead/profit.   
 
Multiplying the adjusted unit cost of $245.96 by the gross building area indicates a total direct 
building cost of $11,879,675 for the subject building. We have estimated additional site 
improvements costs at $7/PSF for complete development of raw land. (This figure is in line with 
contractor bid/proposal for this project).  As a result, the total direct building costs equate to 
$12,410,975.  For the purposes of estimating a replacement cost value on the subject, we have 
relied upon these direct costs in addition to the indirect costs involved, an estimated developer’s 
budget and utilized a 10% developer/entrepreneurial profit margin to accurately estimate the total 
replacement cost new value of $13,042,555 and then rounded it to $13,104,000 for the 
replacement cost new value. 
 
Indirect costs not included in the direct construction costs above are as follows: 
 

(1) Property Taxes During Construction:  were estimated by multiplying the estimated 
land value by the current tax rate and adding direct assessments. This is the process 
usually employed by the tax assessor in estimating property taxes during the 
construction period.  Property taxes are estimated at $16,958 ($1,500,000 x 1.1305) as 
the Developer would have to pay the property taxes on the land value since that is what 
they own during the construction process.   
 

 

Section: Page: Section 14 / Page 16 
Type: 392 Industrial Buildings Data 
Class: C Rating/New 
Total Project GBA: 
 

48,300 Square Feet 

Site Area: 143,748 Square Fee 
Unadjusted Unit Cost: $169.00 
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(2) Loan Fees:  Several construction loan officers interviewed, indicated that 
construction and takeout loan fees total 2.0% of the maximum loan amount.  The 
maximum loan amount is estimated at 70% of total market value at project 
completion. A typical loan-to-value ratio range was reported by these construction 
lenders at 60% to 70% for this type of property.  Loan fees estimated at $111,288.  

 
(3) Off-site Permits and Fees: were estimated at 2% of total direct costs or $248,219. 

 
 

Total indirect costs were therefore estimated at $376,465.  Adding the total direct costs and indirect 
costs equates to a total building replacement cost new estimate of $12,787,440.  Although the 
building items mentioned above include a contractor's profit, they do not include a developer's 
profit.  In most commercial real estate markets, it is important to consider entrepreneurial profit as a 
component of cost in order to accurately estimate the level of net operating income necessary for a 
project to be considered financially feasible.  Additionally, the shortfall of net operating income can 
be used to estimate the level of depreciation due to economic obsolescence. 
 
Typically, when sufficient demand warrants new construction, developers of commercial 
developments have been able to achieve profit levels from 7% to 20% (measured as a percentage 
of total direct and indirect building costs plus land value).  In this appraisal, we have utilized a profit 
level at the lower end of the range, which is similar to many developer’s forecasts/realized profits 
on similar developments in today’s market.  Assuming an estimated Developer’s budget of 
$2,551,145 and applying a 10% factor to the estimated sum of the developer’s budget yields a 
profit of $255,115; adding these amounts to total building costs equates to a total replacement cost 
new of $13,042,555 rounded to $13,040,000.  
 
Functional obsolescence refers to the impairment of functional capacity or efficiency of a property. 
The subject building design is competitive with other comparable properties in the subject's market 
area, and there are no design deficiencies or super adequacies noted, which would cause a loss of 
value from the replacement cost new.  
 
No economic obsolescence is indicated. 
 
In summary, based upon the various costs set forth, the indicated value under the Replacement 
Cost New/Cost Approach Analysis including land value is $14,542,555 and was rounded to 
$14,540,000.  
 
Our Replacement Cost New / Cost Approach Analysis and value is summarized on the following 
page.   
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RECONCILIATION OF VALUES 

WILTCHIK APPRAISALS INC. (WA) was instructed to estimate the “As-Complete/As-Stabilized” 
market value of the Fee Simple interest in the subject property. The value conclusion for each 
applicable approach is summarized below. 

SUMMARY OF VALUE CONCLUSIONS 
Income Approach “As-Complete” Value $14,360,000 

Sales Comparison Approach “As-Complete” Value  
 

$14,490,000 

Cost Approach “As-Complete” Value 
 

$14,540,000 

  
Source: WILTCHIK APPRAISALS INC. 

 
The Cost Approach is typically applied in situations when the appraised property represents 
unique improvements or new development. As such given the new construction, the Cost 
Approach was applied in the analysis but was given minimal weight given the subject’s market 
does not apply this approach. Given the subject’s market is not ripe for new development, the 
Cost Approach, which typically reflects the higher range of market value for the subject, is 
higher than the two other approaches.  Typically in the market area, buyers are able to 
purchase product below replacement cost.  

The Income Capitalization approach is predicated on the principle of anticipated economic 
benefits and therefore, best reflects the investment characteristics for an investment property. 
Properties, such as the subject, are primarily purchased by investors in the subject’s market. 
Therefore, we have placed secondary consideration upon this approach within our analysis. 

The Sales Comparison Approach is predicated on the principle that a buyer would pay no more 
for an existing property than for a comparable property with similar utility. This approach is 
contingent on the reliability and comparability of available data. The data developed was 
considered sufficiently reliable to reach a value conclusion by the Sales Comparison Approach.  
This method was given primary consideration in the reconciliation.   

The final value conclusion and the approaches relied upon give strong consideration to the 
market behavior of the typical buyer and current market environment for the property appraised. 

Based on the foregoing analysis, it is concluded that the “As-Complete” market value of the Fee 
Simple Estate Interest in the subject property as of January 26, 2021 is: 

FOURTEEN MILLION FIVE HUNDRED DOLLARS 
($14,500,000) or $301.04/sf 
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“AS IS” MARKET VALUE ANALYSIS 

When calculating the "As Is" market value for the subject, we have deducted the cost of 
construction for the remaining items needed to be complete plus entrepreneur profit.  

As of the time of our inspection the property was 100% vacant. The new project will represent a 
20,000 square foot industrial property in new/good quality. The subject property represents a Class 
C, one story commercial industrial/warehouse building. The subject will feature a total of five 
buildings when completed.  

To arrive to prospective "As Is" market value for the subject, appropriate deductions must be 
applied to "As Complete" prospective market value estimated at $14,500,000. These deductions 
include: 

- Construction Completion Costs 
-  Entrepreneurial incentive 

As stated, the “as-is” value means: The value of the property in its present condition and under 
market conditions prevalent on the date of appraisal. No hypothetical conditions, assumptions or 
qualifications concerning the physical or legal aspects of the property are to be observed. 

The previously determined “as-complete” prospective market value assumes that the subject 
property is complete as of the effective date of appraisal. The following discussion provides 
estimated construction costs for the capital improvement project at the subject property.  

Entrepreneurial incentive 

This is considered to reflect the return to the investor based upon entrepreneurial skills and 
abilities. An investor in real property gives up a certain amount of liquidity during the lease-up 
process. Risk for the developer is based upon past experience, forecasting ability, expertise in 
management, and timing related to the real estate business cycle. All of these items are 
considered to be speculative and tend to demand a fairly wide profit range depending upon the 
degree and combination of the proceeding items. The estimate of profit tends to be a more 
subjective figure, relating generally to the prominence and activity of the investor, as well as the 
nature and size of the project. Implied profit for properties, considered similar to the subject in size 
and construction materials range from 10 to 25 percent of the projected costs, depending on the 
particular characteristics of the property.  

  

Our analysis is summarized in the following table: 
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SUMMARY OF CAPITAL IMPROVEMENTS COSTS 

“As-Complete” Value Indication $14,500,000 

Construction Costs To be Completed:   

Estimated Direct Costs To Complete $4,000,000  

Direct & Indirect Costs $670,000  

Subtotal of Costs $4,670,000  

Contingency Funds $900,000  

Total CIP Costs $5,570,000 ($5,570,000) 
 

“As-Is” Value Indication $8,930,000  

Rounded $8,930,000 

  

 

The subject property construction project for the initial Building #3 site is currently 
estimated to be 70% complete. 

Based on the foregoing analysis, it is concluded that the “As-Is” market value of the Fee Simple 
estate interest in the subject property as of January 26, 2021 is: 
 

EIGHT MILLION NINE HUNDRED THIRTY THOUSAND DOLLARS 
$8,930,000  
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties appraised is 
clear and marketable and that there are no recorded or unrecorded matters or exceptions to total that would adversely affect 
marketability or value. WILTCHIK APPRAISAL is not aware of any title defects nor has it been advised of any unless such is 
specifically noted in the report WILTCHIK APPRAISAL, however, has not examined title and makes no representations relative to 
the condition thereof.  Documents dealing with liens, encumbrances, easements, deed restrictions, clouds and other conditions 
that may affect the quality of title have not been reviewed.  Insurance against financial loss resulting in claims that may arise out 
of defects in the subject property’s title should be sought from a qualified title company that issues or insures title to real property. 

2. It is assumed that improvements have been constructed or will be constructed according to approved architectural plans and 
specifications and in conformance with recommendations contained in or based upon any soils report(s). 

Unless otherwise specifically noted in the body of this report, it is assumed: that any existing improvements on the property or 
properties being appraised are structurally sound, seismically safe and code conforming; that all building systems 
(mechanical/electrical, HVAC, elevator, plumbing, etc.) are, or will be upon completion, in good working order with no major 
deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion by the elements; 
that the property or properties have been engineered in such a manner that it or they will withstand any known elements such as 
windstorm, hurricane, tornado, flooding, earthquake, or similar natural occurrences; and, that the improvements, as currently 
constituted, conform to all applicable local, state, and federal building codes and ordinances.  WILTCHIK APPRAISAL 
professionals are not engineers and are not competent to judge matters of an engineering nature.  WILTCHIK APPRAISAL has 
not retained independent structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, 
makes no representations relative to the condition of improvements.  Unless otherwise specifically noted in the body of the report: 
no problems were brought to the attention of WILTCHIK APPRAISAL by ownership or management; WILTCHIK APPRAISAL 
inspected less than 100% of the entire interior and exterior portions of the improvements; and WILTCHIK APPRAISAL was not 
furnished any engineering studies by the owners or by the party requesting this appraisal.  If questions in these areas are critical 
to the decision process of the reader, the advice of competent engineering consultants should be obtained and relied upon.  It is 
specifically assumed that any knowledgeable and prudent purchaser would, as a precondition to closing a sale, obtain a 
satisfactory engineering report relative to the structural integrity of the property and the integrity of building systems.  Structural 
problems and/or building system problems may not be visually detectable.  If engineering consultants retained should report 
negative factors of a material nature, or if such are later discovered, relative to the condition of improvements, such information 
could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if negative findings are 
reported by engineering consultants, WILTCHIK APPRAISAL reserves the right to amend the appraisal conclusions reported 
herein. 

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

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally inspect 
conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically considered in the 
appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real property, 
have been disregarded with only real property being considered in the report unless otherwise stated.  Any existing or proposed 
improvements, on or off-site, as well as any alterations or repairs considered, are assumed to be completed in a workmanlike 
manner according to standard practices based upon the information submitted to WILTCHIK APPRAISAL.  This report may be 
subject to amendment upon re-inspection of the subject property subsequent to repairs, modifications, alterations and completed 
new construction.  Any estimate of Market Value is as of the date indicated; based upon the information, conditions and projected 
levels of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons designated by the 
client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal report.  Unless 
otherwise specifically noted in the appraisal report, WILTCHIK APPRAISAL has no reason to believe that any of the data 
furnished contain any material error.  Information and data referred to in this paragraph include, without being limited to, 
numerical street addresses, lot and block numbers, Assessor’s Parcel Numbers, land dimensions, square footage area of the 
land, dimensions of the improvements, gross building areas, net rentable areas, usable areas, unit count, room count, rent 
schedules, income data, historical operating expenses, budgets, and related data.  Any material error in any of the above data 
could have a substantial impact on the conclusions reported.  Thus WILTCHIK APPRAISAL reserves the right to amend 
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conclusions reported if made aware of any such error.  Accordingly, the client-addressee should carefully review all assumptions, 
data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and should immediately notify 
WILTCHIK APPRAISAL of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of 
Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the purchasing power of the 
American Dollar on that date.  This appraisal is based on market conditions existing as of the date of this appraisal.  Under the 
terms of the engagement, we will have no obligation to revise this report to reflect events or conditions, which occur subsequent 
to the date of the appraisal.  However, WILTCHIK APPRAISAL will be available to discuss the necessity for revision resulting 
from changes in economic or market factors affecting the subject. 

7. WILTCHIK APPRAISAL assumes no private deed restrictions, limiting the use of the subject property in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposits or subsurface rights of value 
involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with extraction or exploration of 
such elements considered unless otherwise stated in this appraisal report.  Unless otherwise stated it is also assumed that there 
are no air or development rights of value that may be transferred. 

9. WILTCHIK APPRAISAL is not aware of any contemplated public initiatives, governmental development controls, or rent controls 
that would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with market fluctuations 
over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, and conclusions surrounding the 
offering.  The value estimate(s) consider the productivity and relative attractiveness of the property, both physically and 
economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the 
information and assumptions contained within the report.  Any projections of income, expenses and economic conditions utilized 
in this report are not predictions of the future.  Rather, they are estimates of current market expectations of future income and 
expenses.  The achievement of the financial projections will be affected by fluctuating economic conditions and is dependent 
upon other future occurrences that cannot be assured.  Actual results may vary from the projections considered herein.  
WILTCHIK APPRAISAL does not warrant these forecasts will occur.  Projections may be affected by circumstances beyond the 
current realm of knowledge or control of WILTCHIK APPRAISAL. 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct or 
indirect recommendation of WILTCHIK APPRAISAL to buy, sell, or hold the properties at the value stated.  Such decisions 
involve substantial investment strategy questions and must be specifically addressed in consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or 
regulations governing use, density, or shape are being considered.  The property is appraised assuming that all required 
licenses, certificates of occupancy, consents, or other legislative or administrative authority from any local, state, nor national 
government 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 is based, unless otherwise stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of WILTCHIK APPRAISAL nor may this 
report or copies hereof be transmitted to third parties without said consent, which consent WILTCHIK APPRAISAL reserves the 
right to deny.  Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to 
attorneys, accountants, or advisors of the client-addressee.  Also exempt from this restriction is transmission of the report to any 
court, governmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal was 
prepared, provided that this report and/or its contents shall not be published, in whole or in part, in any public document without 
the express written consent of WILTCHIK APPRAISAL which consent WILTCHIK APPRAISAL reserves the right to deny.  
Finally, this report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or to 
make a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, as amended.  
Any third party, not covered by the exemptions herein, who may possess this report, is advised that they should rely on their own 
independently secured advice for any decision in connection with this property. WILTCHIK APPRAISAL shall have no 
accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title into fractional 
interests will invalidate the value estimate, unless such pro ration or division of interests has been set forth in the report. 
 
The distribution of the total valuation in this report between land and improvements applies only under the existing program of 
utilization.  Component values for land and/or buildings are not intended to be used in conjunction with any other property or 
appraisal and are invalid if so used. 

16. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only and are to 
be utilized only to assist in visualizing matters discussed within this report.  Except as specifically stated, data relative to size or 
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area of the subject and comparable properties has been obtained from sources deemed accurate and reliable.  None of the 
exhibits are to be removed, reproduced, or used apart from this report. 

17. No opinion is intended to be expressed on matters, which may require legal expertise or specialized investigation, or knowledge 
beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume that environmental and 
other governmental restrictions/conditions by applicable agencies have been met, including but not limited to seismic hazards, 
flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, allowable uses, building codes, permits, 
licenses, etc.  No survey, engineering study or architectural analysis has been made known to WILTCHIK APPRAISAL unless 
otherwise stated within the body of this report.  If the Consultant has not been supplied with a termite inspection, survey or 
occupancy permit, no responsibility or representation is assumed or made for any costs associated with obtaining same or for 
any deficiencies discovered before or after they are obtained.  No representation or warranty is made concerning obtaining these 
items.  WILTCHIK APPRAISAL assumes no responsibility for any costs or consequences arising due to the need, or the lack of 
need, for flood hazard insurance.  An agent for the Federal Flood Insurance Program should be contacted to determine the 
actual need for Flood Hazard Insurance. 

18. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special 
assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in full, comprehend and thus 
become aware of the aforementioned contingencies and limiting conditions.  Neither the Appraiser nor WILTCHIK APPRAISAL 
assumes responsibility for any situation arising out of the Client’s failure to become familiar with and understand the same.  The 
Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting profession if so 
desired. 

19. WILTCHIK APPRAISAL assumes that the subject property analyzed herein will be under prudent and competent management 
and ownership; neither inefficient or super-efficient. 

20. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless 
noncompliance is stated, defined and considered in the appraisal report. 

21. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to be correct.  It 
is further assumed that no encroachments to the realty exist. 

22. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of possible 
readily achievable barrier removal construction items in this report, WILTCHIK APPRAISAL has not made a specific compliance 
survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of the ADA.  
It is possible that a compliance survey of the property together with a detailed analysis of the requirements of the ADA could 
reveal that the property is not in compliance with one or more of the requirements of the ADA.  If so, this fact could have a 
negative effect on the value estimated herein.  Since WILTCHIK APPRAISAL has no specific information relating to this issue, 
nor is WILTCHIK APPRAISAL qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject property. 
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SPECIFIC ASSUMPTIONS AND LIMITING CONDITIONS 

1. The estimate of marketing time is between 3 - 6 months based upon such items as statistical information about days on market; 
information gathered through sales verification; interviews of marketing participants; and anticipated changes in market 
conditions.  The reasonable marketing time is a function of price, time, use, and anticipated market conditions such as changes in 
the cost and availability of funds; not an isolated estimate of time alone. 

2. This appraisal has been prepared based on the assumption that the subject property will be fully leased upon completion of 
construction and therefore, lease up costs and downtime will be absorbed by the owner during construction.  Every effort has 
been made to verify all information used within this report; however, it was in some instances necessary for WILTCHIK 
APPRAISAL to make critical assumptions to complete this assignment.  WILTCHIK APPRAISAL reserves the right to amend its 
opinion of value at a later date should information become available which would significantly change the stated opinion of 
values. 

3. All value opinions expressed herein are as of the date of value.  In some cases, facts or opinions are expressed in the present 
time.  All opinions are expressed as of the date of value, unless specifically noted. 

The research and preparation of this appraisal took place from January 22, 2021 through February 10, 2021.  The effective date 
of valuation is January 26, 2021.  There are no events that must occur between the date of last inspection of the subject property 
and the date of valuation in order to conclude the value reported herein.  Thus the reported value is predicated on the specific 
assumption that the status of the property as of the date of valuation is not materially different that it was on the date of 
WILTCHIK APPRAISAL’ last inspection of the subject property.  The appraisal is based on real estate and economic conditions 
as best perceived as of the date of the report. 

4. The report and parts thereof and any additional material submitted, may not be used in any prospectus or printed material used in 
conjunction with the sale of securities or participation interests in Public Offering as defined under U.S.  Security laws.  Further, 
neither all nor any part of this appraisal report shall be disseminated to the general public by the use of advertising media, public 
relations media, news media, sales media, or other media for public communication without the prior consent of WILTCHIK 
APPRAISAL.  The use of all or any part of this report in connection with real estate tax shelters, syndication of interests in real 
estate, the offering of securities, shares or partnership interests in real estate or any other public or private offering without the 
specific written consent of WILTCHIK APPRAISAL is not authorized.  Neither the whole, nor any part of this report, nor any 
reference thereto may be included in any document, statement, appraisal or circular without the signatories’ prior written approval 
of the form and context in which it is to appear. 

5. Since earthquakes are not uncommon in the area, no responsibility is assumed due to their possible effect unless detailed 
geologic reports are made available. 

6. Any “after tax” income or investment analysis and resultant measures of return on investment are intended to reflect only the 
possible and general market considerations, whether as part of estimating value or estimating possible returns on investment at 
an assumed value or price paid.  Any stated conclusion referred to as “Investment Value” should not be construed as being 
representative of “Market Value” since the prospectus of the Client may be based upon individual investment requirements, as 
distinguished from the concept of market value, which is impersonal and detached.  Market value and investment value may 
coincide when a client’s investment criteria are consistent with prevailing market tends and conditions.  In this instance, the two 
value estimates may be numerically identical, but the two types of value are not interchangeable.  WILTCHIK APPRAISAL does 
not claim expertise in tax matters and advises the client to seek competent tax advice from a qualified income tax advisor. 

7. The reasonable exposure time is 6 to 12 months based on current market conditions.  The reasonable exposure time inherent in 
the market value concept is always presumed to precede the effective date of the appraisal.  We also recognize the exposure 
time is different for various types of real estate and under various market conditions and that the reasonable exposure time 
should always incorporate the answer to the question, “For what kind of real estate at what value range?” rather than appear as a 
statement of an isolated time period. 

8. This study is not being prepared for use in connection with litigation.  Accordingly, no rights to expert testimony, pretrial or other 
conferences, deposition, or related services are included with this appraisal. If, as a result of this undertaking, WILTCHIK 
APPRAISAL or any of its principals, its appraisers or consultants are requested or required to provide any litigation services, such 
shall be subject to the provisions of WILTCHIK APPRAISAL’ engagement letter or, if not specified therein, subject to the 
reasonable availability of WILTCHIK APPRAISAL and/or said principals or appraisers at the time and shall further be subject to 
the party or parties requesting or requiring such services paying the then-applicable professional fees and expenses of 
WILTCHIK APPRAISAL either in accordance with the provisions of the engagement letter or arrangements at the time, as the 
case may be. 

9. All data considered significant that was requested for this assignment was received by WILTCHIK APPRAISAL. 

 

 


