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December 4, 2023 

The City of Mt Juliet  

 
RE:   Old Lebanon Dirt Road 
          Mt Juliet, TN 37122  
  
 Dear Client,: 
 

At your request, we have prepared an appraisal for the above referenced property. The 
purpose of this appraisal is to estimate the market value as defined of the subject 
property The City of Mt Juliet . This appraisal is intended for the use of The City of Mt 
Juliet . 

This Appraisal Report was ordered by The City of Mt Juliet  and prepared for the sole 
use and benefit of The City of Mt Juliet . The Appraisal Report is based in part upon 
documents, writings and information owned and possessed by The City of Mt Juliet . 
and the information, analyses, conclusions, statements, and reported opinion of values 
contained within the report are to be held strictly confidential. The unlawful interception, 
use, or disclosure of such confidential information is strictly prohibited under Federal 
Statute 18 USCA 2511 and the Gramm-Leach-Bliley Act of 1999.This report may have 
been made available to third parties who have been authorized to receive it for 
information purposes only. However, this report should not be used for any purpose 
other than to understand the information made available to the bank concerning the 
property it addresses. Any parties found in the possession of this report who are 
believed to have obtained it inappropriately can be prosecuted under Federal Statute 18 
USCA 2511; and, if misused by breaching its confidential content can also be 
prosecuted under the Gramm-Leach-Bliley Act of 1999. 

The appraisal report was performed in accordance with the requirements of Title Xi of 
FIRREA and any implementing regulations.  

The attached report details the scope of the appraisal, level of reporting, definition of 
value, valuation methodology, and pertinent data researched and analyzed in the 
development of this appraisal. 

I certify that I have no present or prospective interest and I have not performed an 
appraisal on the subject within the prior three years. I have not provided any services 
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regarding the subject property within the prior three years, as an appraiser or in any 
other capacity.  

Your attention is directed to the Limiting Conditions and Assumptions. Acceptance of 
this report constitutes an agreement with these conditions and assumptions.  

 

VALUATION SUMMARY – “AS IS” 

Based upon comparable sales, we estimated the value for the subject. I have 
correlated to a final value estimate of the property “as is” of $1,000,000 “AS IS”  

 

DATE OF VALUATION AND DATE OF REPORT 

This property was last inspected on December 1, 2023; this date is the date of valuation 
for the property in its “as is” condition. It is noted that when developed the structures will 
likely be removed, however are considered an interim use and a cost to cure or remove 
these improvements is applied. 
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SUMMARY OF THEORIES AND METHODS USED 

There are three classic approaches to value – the cost approach, the sales comparison 
approach, and the income approach. All three approaches were considered in this 
appraisal. 

The cost approach consists of estimating the value of the vacant land. The value of the 
improvements is found by estimating their replacement cost new and deducting any 
accumulated obsolescence as indicated by the market. This depreciated replacement 
cost new is then added to the land value and value of land improvements to give the 
value as indicated by the cost approach. 

The sales comparison approach consists of researching the market to find sales of 
properties like the subject property. These sales are adjusted to the subject for any 
differences and the adjusted unit(s) of comparison tends to indicate the value as 
indicated by the sales comparison approach. This approach relies on the assumption 
that past prices paid by willing buyers and sellers in the market are most indicative of 
future prices that will be paid by buyers and sellers in the market for similar properties. 

 The income approach consists of estimating the income that a property would 
produce as well as the expenses it accrues. This yields a net operating income, which 
can be capitalized into value by dividing the income by the rate of return investors 
require on this type of property investment. This approach is most applicable to those 
properties with the ability to generate income to its ownership. 

 We did not utilize the cost approach; we did utilize the sales and income 
approaches in valuing the property. In the income approach, we utilized the direct 
discounted cash flow method (yield capitalization) technique in the income approach. 

. In this technique, the appraiser estimates the called anticipated use or 
improvements. In this technique, the appraiser estimates the Extraordinary 
Assumptions: 

 Based on the appraisal described in the accompanying report, subject to the 
Limiting Conditions and Assumptions, Extraordinary Assumptions and Hypothetical 
Conditions (if any), we have made the following value conclusion: 

Market Value: 

The opinion of Market Value of the Fee Simple estate in the subject property as “If 
Vacant,” as of December 1, 2023, was: 

     ONE MILLION DOLLARS 

($1,000,00.00) 
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The reflected value the fee simple estate.  
The market exposure time proceeding December 1, 2023, would have been 6 months. 
The marketing time following December 1, 2023, would be 6 months. Market supported 
rent was applied. 

 

Extraordinary Assumptions: None.  

Respectfully submitted, 
. 

 

_____________________________ 

Thomas Wendell Ethridge TN Certified General Real Estate Appraiser CG-407 

The current market appears to have been stabilized and is now in question due to the 
interest rate increases and inflation in the USA.  

In the immediate area of the subject there is no reflection over building or excessive 
vacancies and property values appear to be stable with some increases reflected. 

The Value above is reflected subject to the conditions set forth in this report and  

Marketing Time/Exposure Time 

Marketing Time is defined as: An opinion of the amount of time it might take to sell a 
real or personal property interest at the concluded market value level during the period 
immediately after the effective date of the appraisal. 

Marketing time differs from exposure time, which is always presumed to precede the 
effective date of the appraisal.  

Advisory Opinion 7 of the Appraisal Standards Board of the Appraisal Foundation and 
Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property 
and  

Personal Property Market Value Opinions" address the determination of reasonable 
exposure and marketing time.  

Exposure Time is defined as:  The time a property remains on the market. The 
estimated length of time the property interest being appraised would have been offered 
on the market prior to the hypothetical consummation of a sale at market value on the 
effective date of the appraisal; a retrospective estimate based on an analysis of past 
events assuming a competitive and open market.  

The marketing time and exposure time displayed in this report are estimated 
based on current the MLS travel rate along with my knowledge of the area the 
sales displayed and considered.  

I have also counseled with a vast area of commercial Agents and companies, 
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such as: 

Wayne Wilkerson President NAI  

Scope of Service Experience  

Specialties: Investment, Retail  

308 Franklin Street 
Clarksville, TN   

Phone:  (931) 648-4700 
Fax:  (931) 648-9384 

Entered the real estate business in 1978 specializing in Commercial / Investment Real 
Estate since 1982. Extensive experience in site selection throughout the Southeast 
representing regional and national retailers, restaurants, and developers.  

Education  

Tennessee Technological University  

Professional Affiliations & Designations  

Certified Commercial Investment Member (CCIM)  
International Council of Shopping Centers  
Middle Tennessee CCIM Chapter 

Significant Transactions  

Rafferty's Restaurants - 25 Locations  
Wendy's - 30 Locations  
The Shoppes at Center Pointe  
Center Pointe Office Park  
Crossland Towne Center  
MT Juliet Crossing  
Triad Hospitals / Gateway Medical Center 

Cushman Wakefield, Terry W. Smith is a Principal and Broker with Cornerstone. Terry 
has been involved in over $2.1 billion of leasing and sales transactions since 1985. 
Terry has extensive knowledge of industrial and commercial real estate and carries the 
office and industrial designation with the Society of Office & Industrial Realtors where he 
recently served on the National Board of Directors. In 1999, the National Association of 
Industrial & Office Parks (NAIOP) awarded Terry the Middle Tennessee Broker of the 
Year Award for the assemblage of the 400-acre Dell Computer campus along with the 
purchase of a 268,000 SF manufacturing facility and the lease of 135,000 SF of 
office/tech space. In 2002, NAIOP recognized Terry with its Industrial Lease of the Year 
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award. In 2007 and 2008, he received the NAIOP & Nashville Business Journal’s 
Distinguished Deals award for Office Sale of the Year. Most recently, Terry was part of 
the sales team receiving the 2010 NAIOP Industrial Sale of the Year Award. Terry 
serves on Cushman & Wakefield’s Global Supply Chain Solutions Group and is a 
member of their Alliance CEO network. 

Charles Hawkins Company, J.P. Lowe Broker Senior VP Commercial Group 615-
345-7212   

No individual provided significant appraisal, appraisal review, or appraisal consulting 
assistance to the person signing this certification. 

I certify, as the appraiser, that I have completed all aspects of this valuation, 
including reconciling my opinion of value, free of influence from the client, 
client's representatives, borrower, or any other party to the transaction. 
 

Your attention is directed to the Limiting Conditions and Assumptions. 
Acceptance of this report constitutes an agreement with these conditions and 
assumptions. 

Based on conversations with local utility suppliers, there are no known, existing, 
or proposed, off-site utilities that would adversely affect the subject property 
unless specifically stated. 

The data sources used in this include, but are not limited to, Data Bank, MLS, 
CRS, Tax Assessor, Tax Trustee, Realtors, builders, owners, and other 
appraisers. In developing this appraisal report, care was taken to collect all 
possible data from the available sources listed above. Confirmation of this data 
was accomplished by at least two of the sources. All data collected and 
confirmed that was deemed significant was used in this report. All known 
easements, restrictions, encumbrances, leases, reservations, covenants, 
contracts, declarations, special assessments, and ordinances were considered in 
the appraisal; however, no survey or title search was provided to the appraiser. 
No personal property, trade fixtures, intangible items are included in the 
appraisal. 
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SUMMARY OF IMPORTANT FACTS  
AND CONCLUSIONS  

    

Subject Property:      Old Lebanon Dirt Road 
          
  

Mt Juliet, TN 37122  

Tax Map and Parcel:     
  

Parcel 027.00 on Tax Map 077 

 
Effective Date of Appraisal:   
  

 
December 1, 2023 

Date of Report:      
  

December 4, 2023 

Site Size:        
  

5.50 Acres  

Zoning:        
  

Residential with the City having 
the Right to Zone commercial if 
purchased  

 
Improvements:  

 None Considered  

Ownership Interest Appraised:  
  

Fee Simple  

Occupancy:        
  

Owner Occupied 

Highest and Best Use:      
  “As though vacant”    Commercial Development Site  
  “As Is”      
  
Value Indication  

Under Improved   
 
$1,000,000 

  

There is no active Listing on the subject property and no known lease.  
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OBJECTIVE OF THE APPRAISAL  
The objective of this appraisal is to express an opinion of the Market Value of the fee 
simple interest in the subject property, “As Is.”  This opinion is to be based on the 
findings and features in place, as of December 1, 2023.  

 

 PURPOSE AND FUNCTION OF THE APPRAISAL  

The purpose of this appraisal report is to present the data and reasoning that the 
appraiser has used in forming the opinion of Market Value. It is the appraisers’ 
understanding that the function of the report will be to assist the client, The City of Mt 
Juliet , with in with internal management decisions regarding purchasing of the asset. 
Use of this report by others is not intended by the appraiser. Furthermore, the appraisal 
is not intended for any other use.  

DATE OF APPRAISAL  
 

The subject property is being appraised as of December 1, 2023, which is considered 
the effective date of the appraisal. This date represents the date of inspection and 
considers the conditions and leases in place, if any, as of this date.  

PROPERTY RIGHTS BEING APPRAISED  

The property rights being appraised are the fee simple interest in the subject property. 
Since the subject is currently not encumbered by leases.  

  

EXTRAORDINARY ASSUMPTI ONS AND HYPOTHETICAL CONDITIONS  

There are no extraordinary assumptions or hypothetical conditions within this report.  

DEFINITION OF MARKET VALUE  
For the purpose of this appraisal, Market Value is defined as follows:  

 “The most probable price which a property should bring in a competitive and open 
market under all condition’s 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:  
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1. Buyer and seller are typically motivated.  

  
2. Both parties are well informed or well advised, and acting in what they consider 

their best interests.  

  
3. A reasonable time is allowed for exposure to 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.”  

  
This is the definition utilized by the Comptroller of Currency in 12 CFR Part 34 

Section 34.42(g) and may also be found in the Uniform Standards of Professional 

Appraisal Practice. 
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SCOPE OF THE APPRAISAL  

The term “scope of the appraisal,” means the extent of the process of collecting, 
confirming, and reporting data.  

 The process of completing this appraisal assignment began with a physical inspection 
of the subject property. The inspection of the property was conducted on December 1, 
2023,  which is considered the effective date for the “as is” opinion of value. The 
inspection was conducted on and around the subject site, as well as visual inspection of 
the exterior of the improvements, since they are not the Highest and Best Use. A search 
of public records was conducted to ascertain ownership, legal description, easements, 
and encumbrances of or on the property. The appraiser has checked courthouse 
records for land sales and for improved sales similar to the subject property. Tax 
records, CRS, MLS, and/or various other sources have also been utilized for 
comparable sales data, as well as being a source in determining the physical size of 
comparable sales.  

 When applicable, the appraisers have discussed and analyzed market leases and 
expenses with owners and tenants of properties similar to the subject. When possible, 
sales were confirmed by interviewing the grantor or grantee and, or by reviewing 
recorded documents. An inspection of each of the sales utilized in this report was 
conducted to the extent deemed sufficient for credible consideration.  

 General data regarding demographics of the area and neighborhood was obtained from 
the local chamber of commerce, state agencies and a working knowledge of the area.  

 Cost data, when utilized, was derived from several sources. Although no one source 
was relied upon explicitly, each was considered. These include Marshall Swift valuation 
publications, local builder’s costs on file, actual cost figures provided by the developer, 
and a personal background in the construction of commercial, residential, and industrial 
improvements.  

 The appraisers have made a conscientious effort to adequately and correctly research, 
confirm, correlate, analyze and communicate all the pertinent data sufficiently enabling 
the reader to understand the appraisal report properly.  

 The appraisers who have participated in this appraisal assignment have adequate 
knowledge and experience with this type of property to comply with the Competency 
Provision of USPAP. This appraisal report represents an Appraisal Report format.  

Since the site is valued ”AS IF Vacant” only the Sales Comparison Approach is 
displayed.  
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IDENTIFICATION, OWNERSHIP & SALES HISTORY OF SUBJECT PROPERTY  
The property that is the subject of this appraisal report consists of a parcel of land that 
fronts along the south  side right-of-way of the Old Lebanon Dirt Road. It is located 
within the City of Mt Juliet Wilson County, and the State of Tennessee. The property is 
identified as Parcel 027.00 on Tax Map 077. The current address of the property is 
4370 Old Lebanon Dirt Road., Mt Juliet, TN  37122.  

According to a search of public records Brummitt Olen H ETUX June M are the current 
owners of the subject property., The subject property was not found to have had any 
ownership conveyances in the past three (3) years. I found no current or  historic for 
sale listing. The subject is not under contract.  
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    AREA ECONOMIC DESCRIPTION 

      Area Analysis 

R E G I O N A L  M A P S  

NASHVILLE MSA 

 
The Nashville Market  
The Nashville Economic Market includes Nashville-Davidson County along with 
the nine other counties including Cheatham, Dickson, Maury, Montgomery, 
Robertson, Rutherford, Sumner, Williamson, and Wilson counties.  

  

 

R E G I O N A L  A N A L Y S I S  

The Nashville MSA consists of Metropolitan Nashville/Davidson County, plus the 

surrounding seven counties of Cheatham, Dickson, Robertson, Montgomery, Sumner, 
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Williamson, and Wilson Counties. This MSA represents almost 20% of the population of 

Tennessee and is part of the 40-county SMSA of Middle Tennessee, which was 

established by the US Census Bureau in 1970. 

 

Metro Nashville/Davidson County is the economic focal point of the area with its 

population of about 569,000, while the remaining seven counties have a combined 

population of an additional 661,420, creating a viable MSA of 1,231,311 persons. 

 

City History 

Nashville was settled with the construction of Fort Nashborough in 1779 on the banks of 

the Cumberland River and was made the permanent capital in 1843. The earliest basis 

for development was both Agricultural and commerce because of the area's fertile 

farmland and the city's location along a navigable north/south waterway, later to give 

rise to north/south railways. 

 

During the Civil War, Nashville acquired the nickname "Athens of the South" because of 

its notoriety in culture, education, commerce, and an appreciation for Greek 

architecture, even to the extent that an exact replica of the Parthenon was constructed 

circa 1900 in what a dedicated city park is now. In its earliest years as a southern 

cultural center, Nashville was also developing as a major publishing center, primarily 

religious publishing. In 1925 was the Volunteer State Bank. live radio broadcast from 

the Ryman Auditorium of what was to become "The Grand Ole Opry" via WSM radio's 

designated clear-channel frequency of 650 AM with its coverage from the Gulf of 

Mexico to Canada and virtually all of the eastern United States. This was the beginning 

of Nashville's recognition as a major music center. 

In the 1960's, a revitalization plan for the CBD was begun. Because of a commitment 

from all of the major banks to maintain their presence in the downtown area, the plan 

was successful, and Nashville still enjoys a strong CBD as the epicenter of area 

commerce. 

In 1963, the governments of the City of Nashville and Davidson County were 

consolidated into a single metropolitan government, one of the Volunteer State Bank. in 

the United States. Also, a Volunteer State Bank. was the 1974 opening of a thermal 

transfer plant, which burns much of the city's solid waste to provide heating and cooling 

for downtown office buildings through a series of underground conduits. 

The city's history has proven to be innovative without the loss of its sense of history, 

maintaining much of the character of a small town despite a steadily growing population 

base. 
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Economic Base 

The Nashville MSA exhibits a broadly diversified economic base, being a recognized 

center of publishing and printing, finance/insurance, health care management, music, 

transportation, and tourism/conventions. All of these economic segments tend to 

"import" dollars, which strengthens the local base of commerce and helps the local 

economy to be less affected by swings in the national economy. The Nashville market 

tends to go into recession later and emerges sooner than the broader trends and 

usually with less overall effect. 

 

C O N C L U S I O N  

In light of the social and economic attributes of the greater Nashville MSA area, we are 
cautiously optimistic about the short-term outlook. Long-term, the region should see 
stability and moderate growth, with increasing real estate values. 
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 NEIGHBORHOOD DATA 

 

 

Neighborhood is defined as “a group of complementary land uses.”  The geographic 

area of a neighborhood may be defined by legal or governmental boundaries, or 

physical boundaries, or perceived economic boundaries. The neighborhood is the 

sphere influence or context in which the subject property exists, and which may exert a 

direct or indirect influence on the subject property. 

The subject neighborhood is considered to be the area in and around the intersection of 

Mt. Juliet Road and Olds Lebanon Dirt Road in northern Mt. Juliet. The subject is 

located on and has access from Old Leban Dirt Road. This area is just west of Mt Juliet 

Road is primarily commercial property with a variety of commercial developments from 

fast food to auto service to banking and retail sales. In addition, there is a shopping 

center with a Publix and several stores in a close proximity to the subject property. 

There are several residential areas surrounding Mt Juliet Road. 
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Within the neighborhood, roughly forty percent (40%) of the use is commercial or  

industrial, and sixty percent (50%) is residential and 10% is vacant land. Absorption of 

vacant land has been slow paced until since 2008 and in 2012 we have seen some.  

movement. Over the past twelve- (12) months there has been considerable new  

construction within the neighborhood, the Mt Juliet area is antitypical to other areas. 

The neighborhood contains and is convenient for a large number of commercials.  

residential developments both in and out of the city limits. The area contains recreation, 

shopping, hospital and medical services and employment. The population density  

supports a vast array of commercial business. Access to the neighborhood is achieved  

north and south by Mt Juliet Road and Hwy 109 and to the east and west by I-40 and  

Hwy 70 Lebanon Rd 

 

Transportation 

 

Wilson County is located in an area that offers excellent transportation facilities. 
Three (3) major interstates converge in Davidson County, just to the west of Wilson 
County. All three (I-24, I-40, and I-65) are significant commercial routes offering easy 
access to major markets in each direction. For example, Interstate 24 links Nashville 
with St. Louis, Chicago, Chattanooga, and Atlanta. Interstate 40 links Nashville with 
Knoxville and Memphis. The major cities of the northeast are within one (1) day drive 
via Interstate 40 and Interstate 81, which connects to Interstate 40 east of Knoxville. 
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Rail Transportation 

 

Three (3) major railroads (Northfork-Southern, CSX and Illinois-Central Gulf) 
transverse parts of the state. Nine (9) short-line railroads serve small communities and 
rural areas throughout the state. A CSX line that can be accessed just south of the 
subject runs south from Nashville to Birmingham, Alabama.  

 

Water Transportation 

 

Wilson County is located in close proximity to the main navigational channels of 
the Tennessee and Cumberland Rivers. These waterways are generally unhampered 
by seasonal fluctuations and year-round navigation is possible. 

 

Schools, Services and Shopping 

 

The area is considered to contain some of the best schools in the area. The 
subject has a new Publix Store to the north of the site and Providence Place Mall, Wal-
Mart and Lowe’s are just south of the subject. 

 

In summary, the subject neighborhood is an established area that has steadily 
grown due to the increasing population density in the surrounding areas, with the 
highest influence being from the Nashville market. 

 

FLOOD INFORMATION - . 

The subject property is not in a designated flood zone. The source of this information is 

Flood Map 47189C0134D dated May 09, 2023.It is noted that a small portion of the 

northeast corner is located in the flood plain, with no known negative. 

 

The subject property is zoned  are zoned RS 40, however, since this report is requested 

by the governing entity and the plan to use as a Fire Hall a Commercial application can 

be applied if purchased. The appraiser judges the subject property meets current and 

proposed zoning requirements. 
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   Property Description and Location  
The subject is a  proposed to be a Fire Hall. The demographics are reflected below.  
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 CONCLUSION AND RELEVANCE TO THE SUBJECT   

The subject enjoys a good location along a major road not far from a major highway (I‐40) in Wilson County and is 

well positioned to serve the surrounding community. The subject operates in a competitive industry with no 

primary competition in the immediate vicinity. Overall, the subject enjoys an above‐average retail location and 

should be able to capture its fair share of the market as a result of location, national chain affiliation, and property 

condition.  
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PROPERTY TAXES AND ASSESSMENT  
The following provides a breakdown of the Wilson  County Tax Assessor's appraisal 
and taxation for the subject parcel. The parcel is currently assessed at 25% in 
accordance with its current residential use. The taxes are reflected at $2,2,581.67 
Rounded. See Tax cards in the addenda.  

  
The above information was retrieved via the online property record card and represents 
the appraiser’s calculations, not the actual tax bills.  
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SITE AND TOPOGRAPHY  

 

The subject represents an irregular shaped interior parcel that fronts along the north 
side  right-of way of  Old Lebanon Dirt Road. According to these recorded documents 
the subject site contains .5,50 acres as a whole and has approximately 340’ of road 
frontage along its fronting boundary lines.  

The size of the site is above average for the neighborhood, however, is typical of other 
commercial properties in the neighborhood. Furthermore, the location and frontage 
provide sufficient ingress/egress for uses typical of the area. The Old Lebanon Dirt 
Road. serves as a primary artery through the subject’s neighborhood. Interstate 40 is 
located within the neighborhood and is a primary access route to multiple areas in 
Wilson and Davidson Counties, providing above average visibility and location appeal 
for a commercial use. The subject site is at grade, beginning at the elevation of  Old 
Lebanon Dirt Road. and continuing gradually downward to the rear of the site. The site 
drainage appears adequate as no depressions or other factors that would retain water 
were visibly noted. No adverse easements, encroachments, or other adversities were 
visibly noted regarding the site. However, it should be noted that this appraisal has been 
completed without the benefit of reviewing a recent site survey.  

The existence of hazardous substances, including without limitation asbestos, 
polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which may or 
may not be present on the property, or other environmental conditions, were not called 
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to the attention of, nor did the appraiser become aware of such during inspection. The 
appraiser has no knowledge of the existence of such materials on or in the property. 
The presence of hazardous substances, or environmental conditions, may affect the 
value of the property. The opinion of value is based on the assumption that no such 
condition on or in the property or in proximity thereto would cause loss in value. No 
responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them. Although we were not provided with any soil 
study results of the site, it has been assumed that the subsoil is of sufficient strength 
and load bearing capacity to permit the construction of buildings typical of the 
neighborhood. If the client requires further information regarding any potentially 
hazardous conditions, it is suggested that an expert be contracted.  
 In summary, the subject property consists of a single tract of land that creates an 
interior site with average ingress/egress. The site is average in size for the 
neighborhood and typical of other commercial properties in the area. The location along 
the Old Lebanon Dirt Road. provides above average visibility and location appeal for a 
commercial property in the City of Mt Juliet. No adversities were visibly noted regarding 
the site.  

 

UTILITIES  

Utilities available to the subject property include public water, and electricity. All of these 
utilities appear to be connected to the property and are assumed to be in functioning 
condition.  

Zoning Analysis the Subject is currently zoned RS40 with the City having the 
ability to zone commercial. 
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The subject is in compliance “As Is.  

 

BUILDING AND SITE IMPROVEMENTS  
None Considered  
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HIGHEST AND BEST USE  
“Highest and Best Use” is defined in The Dictionary of Real Estate Appraisal, (Sixth 
Edition) published by the Appraisal Institute, 2015 as:  

  
“The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and 
that results in the highest value. The four criteria the highest and best use must 
meet are:  

  
1. Legal Permissibility,  

2. Physical Possibility,  

3. Financial Feasibility, and  

4. Maximum Profitability.”  

  
Implied in these definitions is that the determination of highest and best use takes into 
account the contribution of a specific use to the community and community 
development goals as well as the benefits of that use to individual property owners.  

  

“AS THOUGH VACANT”  
 

Legally Permissible:  As previously discussed in the zoning section of this report, the 
subject property currently falls under the zoning jurisdiction of the City of Mt Juliet 
Planning Department. The property is presently zoned Residential  and since the City is 
the proposed buyer the have the ability to apply a commercial zoning. which permits a 
broad range of commercial uses, all of which have been listed in the zoning section of 
this report. No deed, subdivision, or additional types of restrictions were found to legally 
govern the subject property.  

  

Physically Possible:  The physical characteristic of a site that affect its possible uses 
include, but are not limited to location, street frontage, size, shape, ingress/egress, 
availability of utilities, easements, soil quality, and topography,   which should support 
virtually all of the legally permissible uses. Furthermore, the shape and general utility of 
the site should also support all legally permissible uses.  

  

Financially Feasible & Maximum Productivity:  Considering the subject’s physical 
location along a primary artery through the extreme southwestern portion of Mt Juliet, 
most of the legally permissible and physically possible commercial uses should find the 
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above average location appeal and visibility financially feasible. However, some of the 
more low-key uses may not require the visibility of the site and are not likely to find the 
site financially feasible. Additionally, commercial uses that are typically located along 
primary travel arteries should result in maximum productivity of the site. Therefore, the 
highest and best use of the subject property, as though vacant, is for a commercial site.  

  

“AS IMPROVED”  
The above parameters also hold true to the subject’s highest and best use, as 
improved. As previously discussed, the subject property is currently under improved and 
is underdeveloped.  
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  VALUATION METHODOLOGY  
The theoretical real estate appraisal includes and properly considers three traditional 
approaches to value, which are pursued separately, but are interrelated from the 
standpoint of informational sources. These approaches may be summarized as follows:  

 The underlying principle of the Cost Approach is that a rational person will not pay 
more for a property than the amount for which that person can obtain, by purchase of a 
site and construction of improvements, without undue delay a property of equal 
desirability and utility. 
The underlying principle of the Sales Comparison Approach implies that a prudent 
person will not pay more to buy or rent a property than it would cost to buy or rent a 
comparable substitute property.  
The theory of the Income Approach, based upon the principle of anticipation, is that the 
value of a property is the present worth of its prospective net income and/or benefits 
during the remainder of its productive life. A prudent investor is not warranted in paying 
more for one income stream than another of equal quality and quantity.  
In real world practice, one or more of the preliminary approaches may not be utilized 
due to inapplicability to the assignment or the lack of sufficient data from which to draw 
reasonable conclusions. There may also be times when it is necessary to utilize portions 
of an approach and/or a combination of the approaches. The necessity for this generally 
arises when unique/unusual properties are being appraised and/or when data is 
inadequate in terms of either quality or quantity.  

Within this report all of the approaches have been considered. However, only the 
Income Approach and Sales Comparison Approaches have been exercised due to the  
Cost Approach being unreliable.  

The Cost Approach to value has been considered but not exercised due to the age of 
the current improvements.  

The Sales Comparison Approach has been considered but deemed somewhat 
supportive of the “As Is” Value. Since the subject is improved with structures.  

The Income Approach has been fully exercised within this report. Since the subject 
property is currently owner occupied.  

r occupied; a typical buyer is sure to consider the income  the income potential for the 
subject. A typical buyer is likely to consider this the primary indication of value. 
Therefore, this approach is considered applicable and has been fully exercised.  
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Three basic approaches may be used to arrive at an estimate of market value. They 
are: 

 The Cost Approach 
 The Income Approach 
 The Sales Comparison Approach 
 

The Cost Approach is summarized as follows: 

    Cost New 

 Depreciation 
+    Land Value 

                                                 =   Value 

The Income Approach converts the anticipated flow of future benefits (income) to a 
present value estimate through a capitalization and or a discounted process. 

 

The Sales Comparison Approach compares sales of similar properties with the 
subject property. Each comparable sale is displayed and considered in order for its 
inferior or superior characteristic. The values derived from the unadjusted comparable 
sales form a range of value for the subject. By process of correlation and analysis, a 
final indicated value is derived. 

The appraisal process concludes with the Final Reconciliation of the values derived 
from the approaches applied for a single estimate of market value. Different properties 
require different means of analysis and lend themselves to one approach over the 
others. Restated; This appraisal includes the following: 

 Cost Approach: This approach is applicable, however, due to the age of the 
structure depreciation from all sources becomes highly abstract and has not been 
displayed.  
 

 Sales Comparison Approach: In this instance, the sales comparison approach is 
displayed, and given credibility.  
 

 The income approach is a reliable indicator of value for income producing properties 
and is considered and displayed. I have considered a developed this approach and 
given it credibility due to the fact it best represents the investors consideration of 
value. 
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VACANT LAND SALES AND LOT VALUE CONCLUSION   
In the appraisal of improved land, it is valued “as if vacant;” generally, the Cost 

and the Income Approach are not utilized. This section of the report places emphasis on 
the Sales Comparison Approach to value, which seeks to identify those sales or 
offerings which may be comparable to subject land. No two- (2) properties are precisely 
comparable, so adjustments must be considered for discernible differences. This 
approach generally reflects the actions of Buyers and Sellers in an active Marketplace. 
The Sales Comparison Approach to value is dependent upon the existence of an 
established Market and preferably a large number of sales in the category of the 
property under appraisal. For the past five (5) years, there has been considerable 
activity in the area where the subject property is located for properties similarly zoned. 
First, I looked to the north and south on Mt Juliet Road.  

  In order to determine the value, an appropriate comparison unit had to be 
selected. A unit of comparison according to the Dictionary of Real Estate Appraisal, 
published by the American Institute of Real Estate Appraisers is "Any component into 
which a property may be divided for the purposes of comparison. A typical unit of 
comparison for unimproved commercial land is price per square foot or price per front 
foot. In conducting my comparison, I found that property in this neighborhood sold more 
on a price per acer of land. I found no other unit of comparison that was a likely 
candidate. 

The sales varied somewhat in their similarity to subject. To compensate for these 
differences, adjustments were considered for location, size, and time since date of sale 
and other considerations. I have supplied comparable sites which are similar in size, 
larger in size and some that are smaller.  

The higher use tracts would yield the higher prices; the lower visibility sites would 
yield the lower prices. All the sales located were similar in use or similar in zoning.  

The Problem: The subject is a tract located in a high, traffic, visibility and density in a 
high-end commercial area and is almost 100% built out. I am reflecting the value of this 
site with comparables that are applicable that are similarly zoned and are similar in size. 
This reflects an “As Is value, of the whole. 
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First, I looked at residential sales and the following sales are displayed.   
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The residential sales are displayed to support the un-zoned sales of the subject and 
support the Highest and Best Use as a commercially zoned Vacant site.  

The sales were adjusted as follow: 

• These sales and pertinent data are each one presented on the following pages, along 
with an area map indicating the location of each comparable used. The sales were 
determined to be cash equivalent sales and no adjustment was made for favorable or 
unfavorable financing. It was also determined that Buyer and Seller were at arm’s length 
in each transaction.;  the reader is reminded that the City has the ability to zone the site 
for commercial use. These sales are displayed as follows:   
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In arriving at value of subject site, the most comparable sales seem to be 
Numbers 2 and 3.  Sale 1 was considered moderately comparable and actually had to 
have extensive site preparation. Leaning most heavily on Sale 1 , the indicated value of 
subject site is $190.00 per square acre. The reader will note that the gross sales prices 
highly support the value of the subject “AS IF Vacant “ 

Value of subject by Sales Comparison Approach of the site as if vacant: 

The subject sites are approximately 5,50 acres times $190.00 = $1,045,000. With 
the cost to remove the improvements at $45,000 The “AS IF Vacant value is 
$1,000,000.  

 

                           ONE MILLION DOLLARS 

  ($1,000,000.00) 

No Holding Period is deducted since the subject is improved and the current use 
is considered an interim use with income. 
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Final Reconciliation 
The process of reconciliation involves the analysis of each approach to value. The 
quality of data applied the significance of each approach as it relates to market behavior 
and defensibility of each approach are considered and weighed.  

In this appraisal, three approaches to value were considered. Each approach has been 
considered separately and comparatively with each other; however, the income 
approach and the cost approaches are discounted.  

          Value Indications 
Cost Approach …….…………………….…….……Discounted. 

Income Approach ……...…………………….…Discounted. 

Sales Comparison Approach…........………………$1,000,000 
 

 

Cost Approach 
The cost approach would be a reliable indicator of value if the improvements were 
newer; however aged improvements yield abstract data due to the abstract nature of 
depreciation. 

Income Approach 
The income approach is a reliable indicator of value for income producing properties 
and is discounted since these sites are not typically leased. 

Sales Comparison Approach 
            The sales comparison approach is considered as reflective of what a buyer would pay, 

however, it is based on historical data. 

            Value Conclusion 

Based on the data and analyses developed in this appraisal, we have reconciled to a 
value estimate of $1,045,000 subject to the Limiting Conditions and Assumptions of this 
appraisal. A cost of $45,000 is deducted to remove the existing improvements,              

        ONE MILLION DOLLARS 

($1,000,000.) 

 
The reflected value of the subject is “As Is.”  

Based on sales in the subject area, the quality of raw land data for this report is rated 
average. Due to the number of sales located, the quantity of data is rated average. 

I found no known, proposed, or existing off-site utilities that would have a negative 
impact on the subject property. The data presented in this report was considered along 
with a vast array of other data. The data sources used included, tax records, MLS, 
courthouse records, local Realtors, engineers, planers, and developers.  
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Certification 

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

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

I have researched the subject market area. 

The reported analyses, opinions and conclusions are limited only by the reported. 

assumptions and limiting conditions, and are my personal, unbiased professional. 

analyses, opinions, and conclusions. 

 I have no present or contemplated future interest in the property that is the subject of this 
report, and we have no personal interest or bias with respect to the parties involved. 

I have performed no appraisals or provided and other services except for the referral of a tenant 
on this property in the past three years. 

 My engagement in this assignment was not contingent upon developing or reporting a 

predetermined result. 

 My compensation for completing this assignment is not contingent upon the 

development or reporting of predetermined results, value, or direction in value that. 

favors the cause of the client, the amount of the value opinion, the attainment of a 

stipulated result, or the occurrence of a subsequent event related to the intended use of this 
appraisal. 

 My analyses, opinions, and conclusions were developed, and this report has been. 

prepared in conformity with the Uniform Standards of Professional Appraisal Practice 

(USPAP). 

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

 No one provided significant professional assistance to me in the development of the 

conclusions contained in this report, 

The Appraisers has established sufficient competence to appraise this property through. 

education and experience, in addition to the internal resources of the appraisal firm. 

 Our value conclusion and other opinions expressed herein are not based on a requested 
minimum value, a specific value or approval of a loan. 

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

the parties involved with this assignment. 

 

 

__________________________ 

Thomas Wendell Ethridge 
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 Limiting Conditions and Assumptions 

Acceptance of and/or use of this report constitutes acceptance of the 
following limiting conditions and assumptions; these can only be modified 
by written documents executed by both parties. 

This appraisal is to be used only for the purpose stated herein. While 
distribution of this appraisal in its entirety is at the discretion of the client, 
individual sections shall not be distributed; this report is intended to be 
used in whole and not in part. 

No part of this appraisal, its value estimates or the identity of the firm or the 
appraiser(s) may be communicated to the public through advertising, public 
relations, media sales, or other media. 

All files, work papers and documents developed in connection with this 
assignment are the property of Thomas Wendell Ethridge. Information, 
estimates, and opinions are verified where possible, but cannot be 
guaranteed. Plans provided are intended to assist the client in visualizing 
the property; no other use of these plans is intended or permitted. 

No hidden or unapparent conditions of the property, subsoil, or structure, 
which would make the property more or less valuable, were discovered by 
the appraiser(s) or made known to the appraiser(s). No responsibility is 
assumed for such conditions or the engineering necessary to discover 
them. Unless otherwise stated, this appraisal assumes there is no 
existence of hazardous materials or conditions, in any form, on or near the 
subject property. 

Unless stated herein, the property is assumed to be outside of areas where 
flood hazard insurance is mandatory. Maps used by public and private 
agencies to determine these areas are limited with respect to accuracy. 
Due diligence has been exercised in interpreting these maps, but no 
responsibility is assumed for misinterpretation. 

Good title, free of liens, encumbrances and special assessments is 
assumed. No responsibility is assumed for matters of a legal nature.  
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Necessary licenses, permits, consents, legislative or administrative 
authority from any local, state, or Federal government or private entity are 
assumed to be in place or reasonably obtainable. 

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

Definitions  
The definitions in this section are drawn from The Dictionary of Real 
Estate Appraisal, Fifth Edition, published by The Appraisal Institute, 
Chicago, 2010. This is considered to be the authoritative text defining 
real estate valuation terminology. Exceptions or additional information 
are otherwise noted.  

  
Absolute Net Lease:  A lease in which the tenant pays all expenses 
including structural maintenance, building reserves, and management; 
often a long-term lease to a credit tenant.  

 As Is Market Value:  The estimate of the market value of real property in 
its current physical condition, use, and zoning as of the appraisal date.1   
  
Aviation Easement:  The right to the use of air space above a specific 
height for the flight of aircraft; may prohibit the property owner from using 
the land for structures, trees, signs, stacks above a certain height, or other 
specified uses. The degree of the restriction is dictated by the terms and 
conditions of the easement, which may reflect the glide angle required to 
use the airfield’s runway safely.  
 

 
1 Dictionary of Real Estate Appraisal, 5th Edition, Appraisal Institute, Chicago, 2010.  That source further references the 
Proposed Interagency Appraisal and Evaluation Guidelines, OCC-4810-33-P 20%).  
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 Business Enterprise:  1. A firm or individual producing a good or service. 
A business enterprise hires labor and purchases other inputs, selling its 
products or services to others.  
2. An entity pursuing an economic activity.  

  
Business Enterprise Value (BEV):  The value contribution of the 
total intangible assets of a continuing business enterprise such as 
marketing and management skill, an assembled work force, working 
capital, trade names, franchises, patents, trademarks, contracts, 
leases, customer base, and operating Agreements.  

  
Convenience Center:  A small shopping center that provides for the 
sale of personal services and convenience goods similar to those of a 
neighborhood center. It contains a minimum of three stores, with a total 
gross leasable area of up to 30,000 square feet. Instead of being 
anchored by a supermarket, a convenience center usually is anchored 
by some other type of personal/convenience service such as a 
minimarket.  

  
Construction Cost:  The cost to build, particularly an improvement; 
includes the direct costs of labor and materials plus the contractor’s 
indirect costs.  

  
Cold Dark Shell:  Unfinished rental space for which the tenant is 
responsible for paying all costs of construction, i.e., tenant 
improvements and often equipment such as heating and air-
conditioning systems; sometimes termed cold shell.  

  
Deficit Rent:  The amount by which market rent exceeds contract rent 
at the time of the appraisal; created by a lease favorable to the tenant, 
resulting in positive leasehold, and may reflect uninformed parties, 
special relationships, inferior management, a lease executed in a 
weaker rental market, or concessions Agreed to by the parties.  
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Destination Shopping:  1. A classification of retail tenant and a type of 
shopping experience for which consumers have planned a specific 
purchase or trip to the store. A destination shopping experience often 
involves comparison shopping, and it can be considered the opposite of 
convenience shopping. 2. A shopping excursion to a commercial area 
combining complementary entertainment, dining, or retail functions.  

  
Economic Feasibility:  A condition that exists when prospective 
earning power is sufficient to pay a requisite rate of return on the 
completion cost (including indirect costs). In other words, the 
estimated value at completion equals or exceeds the estimated cost. 
In reference to a service or property where revenue is not a 
fundamental consideration, economic feasibility is based on a broad 
comparison of costs and benefits.2  

  
Excess Land:  Land that is not needed to serve or support the 
existing improvement. The highest and best use of the excess land 
may or may not be the same as the highest and best use of the 
improved parcel. Excess land may have the potential to be sold 
separately and is valued separately.  

  
Excess Rent:  The amount by which contract rent exceeds market rent 
at the time of the appraisal; created by a lease favorable to the landlord 
(lessor) and may reflect unusual management, unknowledgeable parties, 
a lease execution in an earlier, stronger rental market, or an Agreement 
of the parties. Due to the higher risk inherent in the receipt of excess 
rent, it may be calculated separately and capitalized at a higher rate in 
the income capitalization approach.  

  
Excess Value:  Value over and above market value that can be ascribed 
to a lease that guarantees contract rental income in excess of market 
rent at the time of the appraisal. Excess value is attributable to the terms 

 
2 Where there is no economic feasibility, but an improvement exists, the improvement is said to have Economic 
Obsolescence, a form of External Obsolescence.  
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of a contract that may run with the land but is separate from the bundle of 
rights in the land (or property) itself.  

  
External Obsolescence:  An element of depreciation; a diminution in 
value caused by negative externalities and generally incurable on the 
part of the owner, landlord, or tenant.3  

  
Exposure Time:  1. The time a property remains on the market. 2. The 
estimated length of time the property interest being appraised would 
have been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective date of the 
appraisal; a retrospective estimate based on an analysis of past events 
assuming a competitive and open market.  

  
Exposure time is always presumed to occur prior to the effective date 
of the appraisal. The overall concept of reasonable exposure 
encompasses not only adequate, sufficient, and reasonable time but 
also adequate, sufficient, and reasonable effort. Exposure time is 
different for various types of real estate and value ranges and under 
various market conditions.4    

  
Market value estimates imply that an adequate marketing effort and 
reasonable time for exposure occurred prior to the effective date of the 
appraisal. In the case of disposition value, the time frame allowed for 
marketing the property rights are somewhat limited, but the marketing 
effort is orderly and adequate. With liquidation value, the time frame for 
marketing the property rights are so severely limited that an adequate 
marketing program cannot be implemented.5  

  

 
3 Economic Obsolescence, caused by the lack of economic feasibility but the existence of an improvement, is a 
form of External Obsolescence.  
4 Appraisal Standards Board of The Appraisal Foundation, Statement on Appraisal Standards No. 6,  
"Reasonable Exposure Time in Real Property and Personal Property Market Value Opinions"  
5 The Report of the Appraisal Institute Special Task Force on Value Definitions qualifies exposure time in terms of the three 
values indicated here.  
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Fee Simple Estate: Absolute ownership unencumbered by any other 
interest or estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police power, and 
escheat.  
  
Floor Area Ratio (FAR):  The relationship between the above-ground 
floor area of a building, as described by the building code, and the area of 
the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a 
building is twice the total land area.  

  
Furniture, Fixtures, and Equipment (FF&E): Business trade fixtures 
and personal property, exclusive of inventory.  

  
Functional Inutility: Impairment of the functional utility of a property 
or building according to market tastes and standards; equivalent to 
functional obsolescence because ongoing change makes the plan, 
form, style, design, layouts, or features obsolete.  

  
Functional Obsolescence: The impairment of functional capacity of a 
property according to market tastes and standards.  

  
Functional Utility: The ability of a property or building to be useful 
and to perform the function for which it is intended according to current 
market tastes and standards; the efficiency of a building’s use in terms 
of architectural style, design, and layout, traffic patterns, and the size 
and type of rooms.  

  
Going Concern:  A business having the ability to continue functioning 
as a business entity in the future. In accounting, a business is 
considered to be a going concern if it is likely to continue functioning 
for 12 months into the future.  

  
Going Concern Premise:  One of the premises under which the total 
assets of a business can be valued; the assumption that a company is 
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expected to continue operating well into the future (usually indefinitely). 
Under the going-concern premise, the value of a business as a going 
concern is equal to the sum of the value of the tangible assets and the 
value of the intangible assets, which may include the value of excess 
profit, where asset values are derived consistent with the going-concern 
premise.  

  
Going Concern Value:  1. The market value of all the tangible and 
intangible assets of an established and operating business with an 
indefinite life, as if sold in Aggregate; more accurately termed the 
market value of the going concern. 2. The value of an operating 
business enterprise. Goodwill may be separately measured but is an 
integral component of going-concern value when it exists and is 
recognizable.  

  
Gross Building Area (GBA):  The total floor area of a building, 
excluding unenclosed areas, measured from the exterior of the walls of 
the above-grade area. This includes mezzanines and basements if and 
when typically included in the region.  

  
Gross Leasable Area (GLA):   Total floor area designed for the 
occupancy and exclusive use of tenants, including basements and 
mezzanines; measured from the center of joint partitioning to the 
outside wall surfaces.6  

  
Interim Use:  The temporary use to which a site or improved property is 
put until it is ready to be put to its future highest and best use.  

  
Investment Value:  The value of a property interest to a particular 
investor or class of investors based on the investor’s specific 
requirements. Investment value may be different from market value 

 
6 The GLA is the standard measure for determining the size of shopping centers where rent is calculated based on 
the GLA occupied because it is the area for which tenants pay rent.  
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because it depends on a set of investment criteria that are not 
necessarily typical of the market.  

  
Land-to-Building Ratio:  The proportion of land area to gross building 
area; one of the factors determining comparability of properties.  

  
Leased Fee Interest:  A freehold (ownership interest) where the 
possessory interest has been granted to another party by creation of a 
contractual landlord-tenant relationship (i.e., a lease).  
  
Leasehold Interest:  The tenant’s possessory interest created by a lease.7   

  
Market Value: The most probable price which a property should bring 
in a competitive and open market under all condition’s 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 interest.  

3. A reasonable time is allowed for exposure to 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.8  

 
7 The value of a leasehold interest can be either positive or negative depending on the relationship between market and 
contract rent.  
8 This is the definition used by Agencies that regulate federally insured financial institutions in the United.  
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Marketing Time: An opinion of the amount of time it might take to sell 
a real or personal property interest at the concluded market value 
level during the period immediately after the effective date of an 
appraisal. Marketing time differs from exposure time, which is always 
presumed to precede the effective date of the appraisal.9   
  
Negative Leasehold:  A lease situation in which the market rent is less 
than the contract rent.  

  
Overage Rent:  The Percentage rent paid over and above the 
guaranteed minimum rent or base rent; calculated as a Percentage of 
sales in excess of a specified breakpoint sales volume.  

  
Positive Leasehold:  A lease situation in which the market rent is 
greater than the contract rent.  

  
Rentable Area:  For office buildings, the tenant’s pro rata portion of the 
entire office floor, excluding elements of the building that penetrate 
through the floor to the areas below. The rentable area of a floor is 
computed by measuring to the inside finished surface of the dominant 
portion of the permanent building walls, excluding any major vertical 
penetrations of the floor. Alternatively, the amount of space on which 
the rent is based; calculated according to local practice.  

  
Sandwich Lease:  A lease in which an intermediate, or sandwich, 
leaseholder is a lessee of one party and the lessor of another.  

  
Sandwich Leaseholder:  The lessor under a sandwich lease.  

  

 
States.  12 CFR, Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202, 
April 9, 1992; 59 Federal Register 29499, June 7, 1994.  There are other definitions for market value used by other 
appraisal users.  
9  Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal 
Standards No. 6, "Reasonable Exposure Time in Real Property and Personal Property Market Value Opinions" 
address the determination of reasonable exposure and marketing time.  
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Sandwich Leasehold Estate:  The interest held by the original lessee 
when the property is subleased to another party; a type of leasehold 
estate.  

  
Site Coverage Ratio:  The gross area of the building footprint divided by 
the site area.  

  
Stabilized Income:  Income at that point in time when abnormalities in 
supply and demand or any additional transitory conditions cease to 
exist and the existing conditions are those expected to continue over 
the economic life of the property; projected income that is subject to 
change, but has been adjusted to reflect an equivalent, stable annual 
income.  

  
Stabilized Occupancy:  An expression of the expected occupancy of a 
property in its particular market considering current and forecasted 
supply and demand, assuming it is priced at market rent.  

  
Surplus Land:  Land that is not currently needed to support the 
existing improvement but cannot be separated from the property and 
sold off. Surplus land does not have an independent highest and best 
use and may or may not contribute value to the improved parcel.  

  
Usable Area:  1. For office buildings, the actual occupiable area of a 
floor or an office space; computed by measuring from the finished 
surface of the office side of corridor and other permanent walls to the 
center of partitions that separate the office from adjoining usable areas, 
and to the inside finished surface of the dominant portion of the 
permanent outer building walls. Sometimes it is called net area or net 
floor area. 2. The area that is actually used by the tenants measured 
from the inside of the exterior walls to the inside of walls separating the 
space from hallways and common areas.  
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Use Value:  In real estate appraisal, the value a specific property has 
for a specific use may be the highest and best use of the property or 
some other use specified as a condition of the appraisal.  

  
Value in Use:  The value of a property assuming a specific use, which 
may or may not be the property’s highest and best use on the effective 
date of the appraisal. Value in use may or may not be equal to market 
value but is different conceptually.  

  
Vanilla Finish:  Partially finished interior improvements consisting of taped 
and finished demising partitions ready for painting or wall covering, 
suspended ceiling grid (or its equivalent) with lighting, and finished floor 
surface ready for installation of carpeting, vinyl composition tile, or wood.  
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