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RESTRICTED APPRAISAL REPORT

Jill R. Goldsmith, Town Manager
Town of Chatham
549 Main Street
Chatham, MA 02633
RE: Restricted Appraisal Report of 1610 Main Street, Chatham, MA
Dear Ms. Goldsmith:
Per your request, I have prepared a restricted appraisal report for the purpose of
estimating the market value of the fee simple interest of an approximate 1.34 sf vacant
parcel of land located at 1610 Main Street, Chatham, Massachusetts identified as Parcel
ID 9E-2-10-0 in the Town of Chatham Assessor’s records. The owner of record of the
subject property is Eastward MBT, LCC, Trustee of the Eastward Homes Business Trust
by virtue of a deed dated February 10, 2016 and recorded at the Barnstable County
Registry of Deeds in Book 29443 Page 31 and by a confirmatory deed dated May 23,
2016 recorded at said Registry in Book 29671 Page 105. A copy of the deeds are
attached hereto. This property is hereinafter referred to as the “subject property.”
The purpose of this restricted report is to provide an opinion of market value of the above
referenced property “subject property”. The appraiser has been informed that the
intended use or function of the appraisal may be for possible acquisition of the subject
property. The estimate is to be market value of the property in fee simple.

Appraisal Company of Cape Cod, Inc.
Page 1 of 47

I personally inspected the property on March 5, 2018 and prepared a previous restricted
appraisal report and most recently I reinspected the property on December 12, 2019 and
have gathered all the data I considered necessary to arrive at the value conclusions. As a
result of my investigation and my analysis of the information gathered, I estimate the
market value, as of the later date of inspection, December12, 2019, to be:
Total Value: $775,000 broken down as follows:

December 19, 2019
Date

LOT 1:

$380,000

LOT 2:

$395,000

Michael Sutton, Certified General Real Estate
Appraiser, MA License #786
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A Definitive Subdivision Plan of the Subject Property
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Google Map of Subject

Lot #1 Looking North
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Lot #2 Looking North on Bearses Pond – picture taken 2018

Main Street Looking West from Subject Property
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Main Street Looking East
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PURPOSE AND IDENTIFICATION OF PROPERTY
The current owner filed a definitive subdivision plan of the subject property with the
Town of Chatham Planning Board to freeze the former zoning of the subject property of
Small Business (SB) within a Flexible Development District instead of the current zoning
recently changed to Residential R20 and not within the Flexible Development District.
This plan is entitled “Subdivision Plan 1610 Main Street, Chatham, Mass. Prepared for
Eastward Homes Business Trust Scale 1”=30’” and is dated December 1, 2016, Revised
March 15, 2017, Revised April 10, 2017, Revised April 14, 2017 and was prepared by
Outermost Land Survey, Inc., 3904 Main Street, Brewster, MA. This plan is for a two lot
subdivision – the “front” lot along Main Street being 25,310 sf (Lot 1) and the panhandle
lot bordering Bearses Pond being 33,080 sf of which 31,750 sf is buildable (Lot 2) - and
was approved by the Town of Chatham Planning Board on April 11, 2017 and signed on
May 23, 2017 and filed with the Barnstable County Registry of Deeds in Plan Book 670
Page 37. A copy of the plan is attached hereto. This plan is hereinafter referred to as the
“SB/Flexible Overlay District Plan.” Based on MGL Chapter 40A Section 6 the subject
property will be able to be developed in accordance with said Plan for 8 years from the
date of the Plan endorsement or May 23, 2017. The Town of Chatham Assessor’s
records indicate the subject property is 1.99 acres. The SB/Flexible Overlay District Plan
indicates the subject property is 1.34 acres. For purposes of this appraisal, the appraiser
will assume the subject property is 1.34 acres pursuant to the recent SB/Flexible Overlay
District Plan prepared by survey engineers. Of note, since the recording of said Plan, the
Massachusetts Department of Transportation has taken an easement over a portion of the
subject property along Route 28 in the amount of approximately 2,476 sf or roughly 217
ft by approximately 11 ft. (varies in width) along Route 28 and shown as Parcel 3-TE-11
on a plan of land filed with the Barnstable County Registry of Deeds in Plan Book 674
Page 32 for purposes of possibly constructing two roundabouts along Route 28 in
between Barn Hill Road and George Ryder Road as discussed further herein.
INTENDED USE/USER – RESTRICTED REPORT
The intended use of this appraisal is to assist the client only in determining the price to be
paid for a possible purchase of the subject property. The report is not intended for any
other use. It should be clearly understood that this report constitutes only a statement of
the final value estimates, but that said values are based upon comparable sales. These
sales, although rough in form, have been prepared and retained in my files and are
available to you. Due to the brevity of the report, the use restriction limits the reliance of
the report to the client and considers anyone else using the report as an unintended user.
The rationale for how the appraiser arrived at the opinions and conclusions set forth in
the report may not be understood properly without additional information contained in
the appraiser’s work file.
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DEFINITION OF MARKET VALUE
Fair Market Value for this appraisal per the Specifications for Analytical Narrative
Appraisal Reports, February 13, 2015, is defined as the most probable price that 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 the title from seller to
buyer under conditions whereby:
(1)
(2)
(3)
(4)
(5)

buyer and seller are typically motivated;
both parties are well informed or well advised, and acting in what they consider
their own best interests;
a reasonable time is allowed for exposure in the open market;
payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
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.
DATE OF VALUE AND EFFECTIVE DATE OF REPORT/MARKETING
TIME/EXPOSURE TIME

The subject property was inspected on March 5, 2018 and again on December 12, 2019
and the later date of December 12, 2019 is the effective date of value which applies to
this appraisal report. The estimated marketing time for the subject property is six months
to a year. The estimated exposure time is estimated to be slightly longer.
Marketing time is defined by The Dictionary of Real Estate Appraisal, Sixth Edition,
2015, Page 140 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 an appraisal.” Exposure time is defined by
USPAP as the “estimated length of time that the property interest being appraised would
have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal.” See USPAP 2018-2019 Edition,
Definitions Page 3.
These opinions are based on the prevailing conditions in this market, the marketing time
of several comparable properties in the opinion of knowledgeable individuals, and the
appraiser's judgment.
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HYPOTHETICAL CONDITIONS
USPAP defines hypothetical condition as follows: “a condition, directly related to a
specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the purpose of analysis.
Comment: Hypothetical conditions are contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the
property, such as market conditions or trends; or about the integrity of data used in an
analysis.” See USPAP 2018-2019 Edition, Definitions Page 4.
There are no Hypothetical Conditions to this Report.
EXTRAORDINARY ASSUMPTIONS
USPAP defines Extraordinary Assumption as follows: “an assumption, directly related to
a specific assignment, as of the effective date of the assignment results, which, if found to
be false, could alter the appraiser’s opinions or conclusions.
Comment: Extraordinary assumptions presume as fact otherwise uncertain information
about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or about the
integrity of data used in the analysis.” See USPAP 2018-2019 Edition, Definitions Page
4.
There is an Extraordinary Assumption that Apartments Incidental to a Commercial Use
are not allowed in the SB/Flexible Development Overlay District. Should this be
determined to be an allowable use, the appraiser reserves the right to amend this
appraisal.
SCOPE OF WORK
The purpose of this appraisal report is to develop the market value of the subject property
in a Restricted Report Format.
The appraiser valued the subject property as if two buildable lots as shown on the
SB/Flexible Overlay District Plan in conformance with the Highest and Best Use analysis
herein and also considered the value of the subject property as a whole.
Information is gathered from public records, real estate brokers, other appraisers and
other parties knowledgeable of the real estate market as well as from field observations of
the site and the neighborhood. For example, the appraiser has access to public records
including the assessor's records which would provide map and parcel location of the
subject and comparable sales used in the valuation. In addition, the Cape Cod & Islands
Multiple Listing Service, Commercial Brokers, the Warren Report, and the Barnstable
County Registry of Deeds were utilized to search for and verify comparable sales. Field
observation and inspection of the site was conducted by the appraiser as well as an
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inspection of the immediate neighborhood to determine the existence of or lack of
negative externalities.
The appraiser used the sales comparison approach method for the valuation of the subject
property. The cost approach was considered for the valuation of the subject property but
was not considered applicable as the subject property is a vacant parcel of land. The
income approach was considered for the valuation of the subject property but was not
developed.
An inspection of the subject property and an inspection of the selected comparable
properties for valuation (and some of the not selected) were made to view the physical
characteristics of the comparable properties and the neighborhood.
The scope of work required to complete this assignment included the following:
-

-

I personally inspected the subject property on March 5, 2018 and again on
December 12, 2019;
Analysis of the market area, and of the overall market, for similar properties in
similar locations to the subject property;
Research at the Town of Chatham with respect to the subject property for zoning
and conformance thereto, potential uses, assessment, availability of public utilities
etc.;
Research at the Barnstable County Registry of Deeds;
Analysis and development of the highest and best use;
Investigation and verification of all comparable sales;
Reconciliation to arrive at a final value estimate.

Sources of information included:
-

Site inspection;
the SB/Flexible Overlay District Plan;
Municipal officials from various towns including Assessor’s Departments, Town
Planners, Conservation Commissions and Building Departments;
Assessor’s Maps and Cards; Town Zoning Maps, By-Laws and codes; State
Maps/Codes;
Commercial Brokers, Warren Group Report and the CCIMLS databases;
Barnstable County Registry of Deeds; and
Appraiser’s files and published data.

I have reviewed the scope of the appraisal and have considered this scope in the context
of its use, purpose and intended user. It is my opinion that the scope of the appraisal
meets the client’s needs.
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MARKET DATA
-NEIGHBORHOOD
The neighborhood boundaries are approximately George Ryder Road to the west, Old
Queen Anne Road to the north and east and Oyster Pond, Squanto Drive to the south.
The neighborhood consists of mostly commercial properties along busy Route 28 with
residential housing behind the commercial properties. The residential properties closer to
Nantucket Sound and Oyster Pond to the south become more expensive. Chatham
Municipal Airport is located directly north of the subject property off George Ryder Road
and abuts the same small pond as the subject property known as Bearses Pond. There are
new town administration offices also along George Ryder Road. The properties across
the street from the subject property are zoned GB3 and are comprised of various
businesses such as a popular Dunkin Donuts adding to the commercial appeal of the
subject property’s location. The Ocean State Job Lot is located a few parcels west of the
subject property.
There are preliminary plans in the works by the Commonwealth of Massachusetts (Main
Street - Route 28 being a state highway) for two potential roundabouts near the subject
property. One roundabout would be located at the intersection of George Ryder Road
and Main Street just to the west of the subject property and one roundabout would be
located at the intersection of Barn Hill Road and Main Street just to the east of the subject
property. These two roundabouts would most likely not have a negative impact on the
value of the subject property. Conversely it is likely the roundabouts could have a
positive impact on the subject property should the effect be to slow the traffic in front of
the subject property for easier ingress and egress.
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-MARKET CONDITIONS

The number of all sales which includes commercial properties in Chatham has slowed
down in 2019 as indicated above (21/month through October 2019 vs. 23/month through
all of 2018).
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Median sale prices of all sales increased so far through October, 2019 vs. all of 2018
although the median sales price of condominiums decreased.
Currently, foreclosure sales do not appear to be an influence on the market in Chatham.
Mortgage interest rates for single family homes are low currently around 3.43 to 4.14%
per Bankrate depending on product. The federal income tax rules changes limiting the
deductions for interest paid on home mortgages and real estate taxes paid on homes could
affect the market - and the second home market which could affect the commercial
market.
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PROPERTY DATA
-SITE DATA
The subject property is located approximately 2 miles west from downtown Chatham.
The properties along Route 28 are mostly commercial with some residential along Route
28 the further west of Town center. The subject property consists of 1.34 acres with
approximately 217 ft of southern frontage on the north side of Route 28, a busy, 60 foot
wide, Massachusetts State Highway, and 102.75 ft of frontage in the rear/northern portion
of the property on Bearses Pond, a scenic pond. The Town of Chatham owns the abutting
property to the east. As stated previously, the Massachusetts Department of
Transportation has taken an easement over a portion of the subject property along Route
28 in the amount of approximately 2,476 sf or roughly 217 ft by approximately 11 ft.
(varies in width) along Route 28 and shown as Parcel 3-TE-11 on a plan of land filed
with the Barnstable County Registry of Deeds in Plan Book 674 Page 32. The site is
steeply sloped in the rear 1/3 of the property leading down to the frontage along the small
Bearses Pond going from approximately 54' elevation to 14' elevation. The remainder of
the 2/3 land in front is mostly level in the 52' to 56' elevation. The appraiser is not aware
of any other apparent adverse easements, encroachments or conditions that would
negatively impact the value of the property.
A breakdown of the subject property site as a whole is as follows:
Topography:
Size:

Shape:
Views:
Vegetation:

Frontage:
Zoning:

Flood Zone:
Septage Disposal:
Utilities on Site:
Water:
Landscaping:
Comments:

2/3 mostly level in the 52’to 56’ elevation then steeply sloped in
the rear down to Bearses Pond
1.34 Acres of which 1,330 sf on the northern portion abutting the
pond is not considered buildable upland according to the
SB/Flexible Overlay District Plan
Irregularly rectangular
Street/Pond view in rear
Generally open, flat, devoid of vegetation towards the southern
portion of the site towards the Route 28 area of the site and thickly
vegetated with grass; pine and oak trees towards the northern
portion of the site along Bearses Pond.
Approximately 217 feet along Route 28 to the south and 102.75
feet along Bearses Pond to the north.
Currently R-20 however see Zoning Regulations below for
SB/Flexible Overlay District preexisting use for 8 years from date
of plan endorsement
No
Town Sewer at Route 28
Eversource Electric, Comcast Cable, Verizon, National Grid Gas
Town water
Front half of lot mostly cleared
The property is not located in an earthquake area. The appraiser is
not aware of the existence or nonexistence of any mineral deposits,
loam or timber that may have commercial value.
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A breakdown of the subject property as if subdivided in accordance with the SB/Flexible
Overlay District Plan is as follows:
Front Lot – Lot 1
Topography:
Size:
Shape:
Views:
Vegetation:
Frontage:
Zoning:

Flood Zone:
Septage Disposal:
Utilities on Site:
Water:
Landscaping:
Comments:

Level in the 52’ to 56’ elevation
25,310 sf
Irregularly rectangular
Street/Woods
Grass; open, few trees
Approximately 184 feet along Route 28 to the south
Currently R-20 however see Zoning Regulations below for
SB/Flexible Overlay District preexisting use for 8 years from plan
endorsement
No
Town Sewer at Route 28
Eversource Electric, Comcast Cable, Verizon, National Grid Gas
Town water
Lot mostly cleared with hardening
The property is not located in an earthquake area. The appraiser is
not aware of the existence or nonexistence of any mineral deposits,
loam or timber that may have commercial value.

Rear Lot – Lot 2
Topography:
Size:
Shape:
Views:
Vegetation:
Frontage:
Zoning:

Flood Zone:
Septage Disposal:
Utilities on Site:
Water:
Landscaping:
Comments:

Level in the southern half portion in the 52’ to 56’ elevation then
steeply sloped in the northern half down toward Bearses Pond
33,080 sf of which 31,750 sf is considered buildable upland
Panhandle
Woods/Pond
Grass; pine and oak, trees, heavily vegetated
Approximately 33 feet along Route 28 to the south
Currently R-20 however see Zoning Regulations below for
SB/Flexible Overlay District preexisting use for 8 years from plan
endorsement
No
Town Sewer at Route 28
Eversource Electric, Comcast Cable, Verizon, National Grid Gas
Town water
Southern portion of lot cleared with hardening; northern portion
densely treed
The property is not located in an earthquake area. The appraiser is
not aware of the existence or nonexistence of any mineral deposits,
loam or timber that may have commercial value.
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-IMPROVEMENTS DATA
The subject property is unimproved. The buildings on the property were removed by the
current owner.
ZONING & LAND USE REGULATIONS
The subject property is currently located within the Town of Chatham R-20 zone.

Zoning
Districts

Minimum
Lot Area
(square
feet)

Minimum
Lot
Frontage
(feet)

R20

20,000sf

100’

Minimum Yard
Setbacks (feet)
Front Side Rear

25’

15’

15’

Maximum
Building
Height
(Stories feet)
2 ½ -30 ft

Maximum
Building
Coverage
as % of
Lot Area
10% but
not more
than
2,950sf for
a lot
between
25,000 sf
to 27,500
sf

Permitted uses in R20 are limited to single family dwellings with accessory uses,
agricultural, conservation, fishing, low intensity recreational use, public educational,
religious or municipal uses and roadside stands. Affordable apartment incidental to a
single family dwelling, group dwelling, kennel, marina/boatyard, open space residential
development, private educational use, private not for profit club and public utility
building are by special permit and boarding or rooming house, guest house, home
occupation, camping vehicle and mobile home are with special condition.
The current owner however was able to freeze the subject property in the preexisting
zoning of the subject property as Small Business (SB) and in a Flexible Development
District by filing the SB/Flexible Overlay District Plan as stated above. The subject
property then will be able to be developed as if in the SB/Flexible Development District
for 8 years from the date of the endorsement of the plan of May 23, 2017 and in
accordance with the zoning regulations in effect prior to the 2016 zoning bylaws changes.

Zoning
Districts

Minimum
Lot Area
(square
feet)

Minimum
Lot
Frontage
(feet)

SB

20,000sf

125’

Minimum Yard
Setbacks (feet)
Front Side Rear

50’

20’

20’

Maximum
Building
Height
(Stories feet)
2 ½ -30 ft

Maximum
Building
Coverage
as % of
Lot Area
N/A

Maximum
Lot
Coverage

50%

Permitted uses in SB are limited to single family dwellings with accessory uses,
agricultural, conservation, fishing, low intensity recreational use, public educational,
religious or municipal uses and roadside stands. This district provides for additional
special permit and special condition uses. Affordable apartment incidental to a single
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family dwelling, dormitory, formula business establishment, group dwelling, kennel,
lunch room, marina/boatyard, open space residential development, private educational
use, private not for profit club, professional office and public utility building are by
special permit and antique shop, art gallery, boarding or rooming house, conversion of
existing dwelling to multiple dwelling, gift shop, guest house, home occupation, camping
vehicle and mobile home are with special condition. Section VII, B (3) of the Town of
Chatham Zoning Bylaws limits antique shop, art gallery and gift shop in the SB District
to be located within a residence and operated by a resident occupant and the use shall not
occupy more than 33% of the first floor area of the building.
The Flexible Development District is “designed to provide the Town with a Special
Permit/Site Plan Approval mechanism to better control and provide a mix of commercial,
multi-family, senior or congregate residential development in selected zones.” See Town
of Chatham Zoning Bylaws Section IV (D)(1) Overlay Regulations Page 39. It provides
for approval through the Planning Board for multifamily dwellings, independent living
facilities or congregate living facilities. There are now only three small Flexible
Development Overlay Districts in Chatham as three were eliminated in 2016. The
appraiser is not aware of any other lots in Chatham that have frozen the preexisting
SB/Flexible Development Overlay District designation.
Multi-Family developments are limited to the Flexible Development Overlay Districts,
GB-1 and R-20A zones. Multi -Family dwellings are defined as “a building housing two
or more dwelling units used as living quarters by two or more families independent of
each other.” Apartment means “a separate dwelling unit being one of two or more in a
single building, including separate kitchen facilities and separate bath for each unit,
designed and used for occupancy on the basis of rental of not less than two weeks.”
According to the Town of Chatham Zoning Bylaws Section VII (B)(15) Multi-Family
Dwellings in the Flexible Development Overlay District shall contain no more than 8
bedrooms per acre of contiguous buildable upland and the building(s) shall not cover
more than 25% of the total lot area, except for Flexible Developments which do not
include any commercial space, buildings shall not cover more than 15% of the total lot
area. The lot coverage (including parking) shall not cover more than 50% and remaining
50% shall be green space. It would appear then that a multi-family condominium or
apartment building would be an allowable use in the Flexible Development District but
not a mixed use multi-family condominium or apartment building as apartments
incidental to a commercial use appear to be allowable only in the GB 1-3 zones, the I
industrial zones and the South Chatham Neighborhood (SC) Overlay District (see Section
VII (B)(4)) in spite of the Flexible Overlay mission statement wording “provide a mix of
commercial, multi-family, senior or congregate residential development in selected
zones” and the Section VII (B)(15)(f) wording “in the GB-1 District and Flexible
Development Overlay Districts, any proposed commercial and residential mixed
development shall comply with the above regulations.”
Independent Living and/or Congregate Living facilities are limited to the Flexible
Overlay Districts and GB-1 zone. According to the Chatham Zoning Bylaws Section
VII, Independent Living Facility and/or Congregate Living Facility, the property shall
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contain no more than 12 units per acre of contiguous buildable upland and no dwelling
unit shall contain more than 2 bedrooms. Buildings shall not cover more than 25 % of
the total lot area except that for Independent Living Facilities which do not provide
common areas and services, buildings shall not cover more than 15% of the total lot area.
An Independent Living Facility is defined as a “facility that provides residential
accommodations for senior adults. These residences may include common areas, a
common dining facility, and space for provision of social, psychological, and educational
programs. Home health care or other community based services may be used on an
individual bases. Meals, linen and housekeeping services may be offered. There may be
a maintenance staff, but there is no medical or supervisory staff.” A Congregate Living
Facility is defined in part as “a non-institutional, shared living environment which
integrates shelter and service needs of functionally impaired and/or socially isolated
persons who are otherwise in good health and can maintain a semi-independent life style
and who do not require constant supervision or intensive health care as provided by an
institution.”
-WETLANDS DISTRICT
The rear of the subject property abuts Bearses Pond and will be subject to the
Massachusetts Wetlands Protection Act and the Town of Chatham Wetlands Regulations.
-FLOOD ZONE
The subject property does not appear to be located in a Flood Zone.
-HBDC DISTRICT
The subject property is within the Historic Business District of Chatham and as such is
subject to review of new construction to “encourage designs which are compatible with
buildings existing in the area so as to continue to maintain the rural fishing and
residential character and other qualities which distinguish the town as a desirable
community for permanent and summer residences.” See HBDC Design Guidelines and
Procedures 10/7/2015.
HISTORY
-Title History
The subject property was purchased by the current owner as indicated herein in 2016.
Prior thereto the subject property was owned by the Sibley family since 1941.
-Use History
The current owner demolished and removed the buildings on site. The southern portion
of the subject property is currently cleared and the ground improved with some hardening
and there is a portable office on site. Prior thereto, the Sibley family used the subject
property as a single family residence to the best of the appraiser’s knowledge.

Appraisal Company of Cape Cod, Inc.
Page 18 of 47

-Sales/Listing History
The subject property was purchased by the current owner for the sum of $437,500 on
February 10, 2016. The appraiser did not find the subject property listed in the CCIMLS
prior to this sale.
Pursuant to the SB/Flexible Overlay District Plan, the subject property is divided into two
lots. The current owner listed the 25,310 sf lot abutting Route 28 for sale as CCIMLS
#21713605 on 07/06/2017 for $499,900. The listing expired on 12/30/2017 according to
the Listing History.
ASSESSMENT INFORMATION
Property Location:

1610 Main Street, Chatham, MA

Assessor’s Reference:

Parcel ID 9E-2-10-0; See also Town of
Chatham GIS Parcels 9E-2-1 and Parcels
9E-2-2

Assessment as of Fiscal Year 2020:

Land:
Building:
Detached:
Other
Total

Current Taxes

$1,186.72

Fiscal Year 2020 Real Estate Tax Rate:

$4.82/$1,000

Lot Size:

1.99 acres*

Property Type Classification Code:

1010 Single Family

$ 235,100
$
0
$
0
$
0
$ 235,100

*The Town of Chatham Assessor’s records indicate the subject property is 1.99 acres
whereas the SB/Flexible Overlay Plan shows the subject property is 1.34 acres. The
appraiser has elected to use the 1.34 acres pursuant to the recent survey engineer plan.
Should the 1.34 acres be inaccurate, the appraiser reserves the right to amend this
appraisal.
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HIGHEST AND BEST USE
Definition of Highest and Best Use:
Highest and best use is the available use or program of future utilization that produces the
highest present value as applied to the land.
The highest and best use may be defined 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.” See the Appraisal
of Real Estate, Eleventh Edition, Page 297.
The Four Steps:
To estimate the highest and best use of a property, the appraiser utilizes four tests. The
projected use must meet all four of these tests: 1) legally permitted, 2) physically
possible, 3) economically feasible and 4) most profitable.
The Highest and Best Use of the subject property would be as two separate buildable lots
as shown on the SB/Flexible Overlay District Plan with uses allowed in the SB/Flexible
Development District which include a commercial use such as a professional office,
formula business establishment or lunch room, or a multi-family dwelling; or
alternatively, one large lot with no subdivision, for use as one larger multi-family
dwelling or one larger independent living facility or congregate living facility.
Legally Permitted:
The SB zone/Flexible Development Overlay District allows for more uses than the R20
district including with Special Permit, a Dormitory, Formula Business Establishment,
Lunch Room and Professional Office. With Special Condition, the SB zone allows for
Antique Shop, Art Gallery, Conversion of Existing Dwelling to Multiple Dwelling and
Gift Shop. The Flexible Development District allows for multi- family, senior or
congregate residential development. The Town of Chatham Planning Board has already
approved the subject property as two lots in the SB/Flexible Development District by
endorsing the SB/Flexible Overlay District Plan and therefore these uses would be legally
permitted on the subject property. Any buildings would require review by the HBDC.
Physically Possible:
It would be physically possible to create two SB/Flexible Development District lots on
the subject property as is depicted in the SB/Flexible Overlay District Plan with two
smaller buildings. The steep slope of the Rear Lot and proximity to the Bearses Pond
would likely limit some development. It would be physically possible to develop the
subject property as one site for one larger building as well. According to the Town of
Chatham Zoning Bylaws Section VII, Multi-Family Dwellings in the Flexible
Development Overlay District shall contain no more than 8 bedrooms per acre of
contiguous buildable upland and the building(s) shall not cover more than 25% of the
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total lot area, except for Flexible Developments which do not include any commercial
space, buildings shall not cover more than 15% of the total lot area. The lot coverage
(including parking etc.) shall not cover more than 50% and remaining 50% shall be green
space. There shall be no more than 4 dwelling units in one building and living quarters of
not more than two stories above finish grade and none below grade and no principal
building shall be located less than 30 feet from any other principal building. In addition,
there are side setback/buffer requirements. According to the Chatham Zoning Bylaws
Section VII, Independent Living Facility and/or Congregate Living Facility, the property
shall contain no more than 12 units per acre of contiguous buildable upland and no
dwelling unit shall contain more than 2 bedrooms. Buildings shall not cover more than
25 % of the total lot area except that for Independent Living Facilities which do not
provide common areas and services, buildings shall not cover more than 15% of the total
lot area.
Economically Feasible:
Economic Feasibility is a qualifying term implying the ability of a project or an enterprise
to produce a revenue sufficient to pay all expenses and charges, plus a reasonable return
on the invested money and recapture of the money invested in the project. It would be
economically feasible to use the subject property as either two lots as shown on the
SB/Flexible Overlay District Plan with allowable uses as stated above or as one large lot
with uses as stated above.
Most Profitable:
The most profitable use of the subject property would be either as two separate buildable
lots as shown on the SB/Flexible Overlay District Plan with uses allowed in the
SB/Flexible Development District or as one large lot for use as one larger multi-family
dwelling or independent or congregate living facility.
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APPRAISAL PROCESS
There are three basic approaches typically employed by the professional appraisers in
estimating market value. These approaches are the direct sales comparison approach, the
gross rent multiplier analysis (if a residential property) or the income approach (if an
investment property) and the cost approach.
The direct sales comparison approach is based on the proposition that an informed buyer
would pay no more for a property than the cost of acquiring another property with equal
or nearly equal utility. This approach involves the assembling of data of sales of
properties, which have value characteristics similar to those of the property appraised.
Among these major elements of similarity include size of site, location, zoning, date of
sale, proximity to subject, appeal and utility and others. After comparing the major
elements of value, adjustments are made (plus or minus) to account for those differences.
A market value is reached through this adjustment process. This approach was utilized
for indication of value.
The cost approach is most relevant when the property to be appraised is new or nearly
new, rather than where there is a high degree of depreciation as with older structures.
The cost approach was not utilized.
The income capitalization approach may be described as the investor’s approach to value;
that is, what an investor would be willing to pay for a property with equal or similar
utility. It is appropriate for properties, which are bought and sold by reason of their
ability to produce income. In order to determine net income, several steps are required.
First, gross income is estimated; from gross income are deducted all expenses associated
with the operation of the real estate. After all relevant deductions are made a net income
is reached. The figure is then available for capitalization. The rate is selected through
the market technique of observing the rate buyers and sellers use in arms-length
transactions. The income approach to value was not developed.

Appraisal Company of Cape Cod, Inc.
Page 22 of 47

SALES COMPARISON APPROACH
As previously noted, this approach to value provides an indication of value based upon
comparison to similar properties which have recently sold. In valuing the subject
property, the appraiser determined in the Highest and Best Use Section, that the subject
property’s highest and best use is as two separate buildable lots in the SB/Flexible
Development District or as one lot with one larger building.
The Cape Cod and Islands Multiple Listing Service, the Warren Group and commercial
brokers were used in the search for possible comparable sales for the subject property.
Factors considered for comparable sales included: zoning, location, site size, date of sale,
proximity to subject and appeal. The initial search consisted of sales of lots and lots with
older buildings in a zone similar to the subject property in Chatham over the past year.
This search was then expanded to over the past 3 years. The search was then expanded to
over the past 5 years then over the past 9 years due to the very small number of sales of
SB/Flexible Development District zones. The search was then expanded to just SB zones
then expanded to GB zones. Exterior inspections of the selected properties (and some of
the not selected) were made to view the physical characteristics of the property and the
neighborhood.
The appraiser found 6 comparable sales that were considered to be most representative of
both of the subject property lots. They all had commercial or commercial/residential use.
All are generally located in similar market areas.
The price per unit and the price per square foot were both considered for the valuation of
these properties.
The details of these comparable sales and listing are shown on the following pages.
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Comparable Sale #1
Address:
Date of Deed:
Sales Price:
Site Size:
Price Per SF after Appreciation:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:
Zoning:
Prior Sales History:

1550 Main Street, Lot 2A, Chatham, MA
09/16/2013
$250,000
31,578 sf
$10.213
Fee Simple
BCRD Book 27692 Page 211
9E-6-7-0
1566 Main Street LLC
Gilbert R. Wilson, Trustee of 1550 Chatham Trust
Vacant, level
SB/Flexible Development District
None in prior year

Currently a residence with Chatham Stoneware gift shop on Main Street/Route 28 (on
right) and a separate warehouse with kiln in rear/left
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Comparable Sale #2
Address:
Date of Deed:
Sales Price:
Site Size:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:
Zoning:
Prior Sales History:
Comments:

1550 Main Street, Lot 2B, Chatham, MA
10/20/2011
$300,000
74,955 sf buildable upland of which approximately
half is steeply sloped
Fee Simple
BCRD Book 25768 Page 73
Now individually assessed as Parcels 9E-6-1-0, 9E6-2-0, 9E-6-3-0 and 9E-6-4-0
1566 Main Street LLC
Chatham Housing Authority
Vacant, level, pond frontage on Bearses Pond,
panhandle lot
SB/Flexible Development District
None in prior year
Steeply sloped lot in back half

Comparable 2 at back of picture currently a four-home subsidized housing complex

Appraisal Company of Cape Cod, Inc.
Page 25 of 47

Comparable Sale #3
Address:
Date of Deed:
Sales Price:
Site Size:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:

Zoning:
Prior Sales History:
Comments:

347 Orleans Road, North Chatham, MA
08/04/2014
$390,000
31,799 sf
Fee Simple
BCRD Book 28320 Page 243
Parcel 14I-44-8-0
Cheryl Bontales
Alfred M. Sorbello and Elizabeth M. Sorbello
Lot included a 1,453 sf, circa 1930 house with three
bedrooms and 1.1 baths, a two car garage attached
via an overhang canopy, a shed, and a separate
detached, circa 1950, 750 sf retail building on site
at time of sale all in need of “TLC” per the
CCIMLS; the buildings were renovated after the
sale
SB/Flexible Development District
None in prior year
This sale was chosen as it is one of the few
properties in Chatham with the same zoning as the
subject property

347 Orleans Road, North Chatham – buildings renovated after sale
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Comparable Sale #4
Address:
Date of Closing:
Sales Price:
Site Size:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:

Zoning:
Prior Sales History:
Comments:

1532 Main Street & 20 Wheldon Way, Chatham,
MA
02/15/2013
$989,500
38,259 sf
Fee Simple
BCRD Book 27135 Page 186
Parcel 9E-7-6A-0 and Parcel 9E-70-6AA-0
Richard and Gloria Rochette
1532 Main Street LLC
Level site with a 1972, 3,515 sf building on 1532
Main Street and a 1976, 4,952 sf building on 20
Wheldon Way together having a total of 11 rentable
units with 5 commercial units and 7, 2-bedroom
apartments in average condition
SB
None in prior year
This sale was also chosen as it is one of the few
properties in Chatham within the SB although not in
the Flexible Overlay District. Currently preexisting use as professional office space with 2
apartments above in white building and 5
apartments in rear tan building

1532 Main Street in white and 20 Wheldon Way in Grey/Blue
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Comparable Sale #5
Address:
Date of Closing:
Sales Price:
Site Size:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:

Zoning:
Prior Sales History:

78 Crowell Road, Chatham, MA
1/29/2016
$600,000
41,817 sf
Fee Simple
BCRD Certificate of Title No. 208,656
Parcel 13F-29-H14
Ronald Rudnick, Trustee of Scooter Realty Trust
Eastward MBT, LLC, Trustee of Eastward Homes
Business Trust
The site had a 1956, 4,338 sf professional medical
office on site with 3 apartments above which the
Grantee intended at the time of the sale to demolish
so no value was given for the building
GB3
None in prior year

78 Crowell Road, Chatham now a three lot subdivision with three single family homes
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Comparable Sale #6
Address:
Date of Contract:
Date of Recording of Deed:
Sales Price:
Site Size:
Property Rights Conveyed:
Deed Reference:
Assessor’s Reference:
Grantor:
Grantee:
Site Description:

Zoning:
Comments:

Lot 2, Crowell Road, Chatham, MA
2017
09/13/2019
$265,000
19,313 sf
Fee Simple
BCRD Book 32296 Page 50
Parcel - No Individual assigned yet
Various owners of the Munson Meeting
Condominium Complex
James F. Trainer and G. Howard Hayes, Trustees of
the J & H Nominee Trust
Vacant lot one lot north of intersection of Crowell
Road and Main Street closer to Town center than
the subject property – low but no wetland per
broker and per subdivision plan of land
GB3
The site zoning is considered superior to the subject
property as it is within the GB3 zone which allows
for additional uses than the subject property
Lot 2 Crowell Road, Chatham
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COMPARABLE SALES MAP
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ANALYSIS
The comparable sales were adjusted for time of sale appreciation based on yearly
percentages in Warren Report Market Conditions for All Properties herein. All
Comparable Sales except Comparable Sale #2 were adjusted upward for lack of pond
view.
Comparable Sales #1 and #2 are older sales but are only a few lots removed from the
subject property and had the same zoning at the time of sale. Comparable Sale #1 is very
similar to the Front Lot Subject Property and Comparable Sale #2 is very similar to the
Rear Lot Subject Property. Comparable Sale #2 which sat back from the road had 74,955
sf of buildable upland but only about half of that amount is not steeply sloped so no size
adjustment was made. Comparable Sale #2 had a view adjustment for its pond view.
Comparable Sale #3 is located in the same SB/Flexible Development District – both at
the time of sale and still currently. This property sold with improvements on the site in
poor condition. The appraiser used the assessed value of the improvements at the time of
sale ($190,600) and subtracted the costs of the renovations immediately made after the
sale per the assessor totaling $72,200 to arrive at an abstracted value of the improvements
of $118,400.
Comparable Sale #4 was located close to the subject property in an SB zone at the time
of sale and is currently in an R2 zone like the subject property. This comparable was
never in a Flexible Development zone however the property has pre-existing use as a
multi-family dwelling and professional offices mixed with apartments above so no
adjustment was made for zoning.
Comparable Sale #5 is located in a GB3 zone and had a 1956, 4,338 sf professional
medical office on site with 3 apartments above which the Grantee demolished after the
purchase so no value was abstracted for the building with the assumption the buyer
purchased the property for the land value alone. In addition to lack of pond view this sale
was also adjusted upward an additional 5% for its inferior terrain causing additional costs
for development. It was adjusted downward 5% for its superior closer to town center
location. The GB-3 zone in Chatham allows for many more uses than SB including
apartments incidental to commercial use, banks, bars/taverns, commercial entertainment
establishment, commercial recreation facility, commercial garage, gasoline station,
hospital or nursing home, kennel, light industry and manufacturing, medical clinic, motel,
hotel and inn, new and used car sales, personal and household service, radio/television
broadcasting, restaurant, retail sales and service, wholesale business.
Comparable Sale #6 See comments for Comparable Sale #5 above for list of allowable
uses for GB-3 zone. This sale in addition to lack of water view adjustment is adjusted
downward 5% for its close location to Town center.
Of note, the property located at 48 Crowell Road, Chatham, in the GB-3 District sold for
$550,000 on 07/06/2016. This property is 10,019 sf and at the time of sale had a 2,852 sf
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commercial building with a doctor’s office on the first floor and a two bedroom, one and
a half bath apartment on the second floor all in good condition.
Also of note, the property located at 265 Orleans Road, North Chatham, MA was listed
for sale as CCIMLS#21907670 on 10/21/2019 for $560,000 and consists of a 17,860 sf
parcel with a circa 1952, 1,340 sf home now used as an insurance office with a one car
attached garage. This is in the SB District.
Also of note, the property located at 859 Main Street, Chatham, MA was listed for sale as
CCIMLS#21901491 on 03/11/2019 for $795,000 and consists of a 27,443 sf (27,405 sf
per the Town assessor) parcel mostly paved with a circa 1994, 1,920 sf commercial
building that was previously a gas station. This is in a superior GB-3 zone and is close to
Town. This parcel has use restrictions however as Cumberland Farms purchased this
property and the property across the street and built a new Cumberland Farms on the
parcel across the street. The use restrictions include the lot cannot be used “as a retail
convenience store, fuel dispensing facility, any food service facility preparing and selling
foods and beverages for off premises consumption, a bank or other financial institution, a
video rental operation, an operation selling beer, wine, lottery tickets and tobacco
products, and any operation marketing competitive energy supply” per the CCIMLS.
Also of note, the property located at 47 George Ryder Road, Chatham, MA sold for
$370,000 on 06/19/17 which property is a 15,437 sf lot with a circa 1964, 2,520 sf
building currently used as an office building in a GB-3 zone. At the time of sale, the
building was assessed for $200,100. Also of note, the property located at 39 George
Ryder Road, Chatham, MA sold for $399,900 on 09/14/17 which property is a 10,003 sf
lot with a circa 1960, 1,792 sf office building in a GB-3 zone. At the time of sale, the
building was assessed for $135,400. These two lots after abstraction are considered
inferior to the subject property due to location off the main road and size.
The appraiser also considered the expired listing known as CCIMLS#21716346 located
at 0 Route 28 Main Street, Chatham, MA at the corner of Market Place and Main Street.
This is a 10,068 sf vacant lot in the GB3 zone. This lot was most recently listed for sale
for $216,900, $21.54 per square foot, on 10/10/17 and expired on 1/27/18. Prior thereto
the Broker indicated the property was on the market for a couple of years and the
CCIMLS expired listing says DOM overall is 962. The Broker stated the highest and
best use of the lot in his opinion was a mix of office space and residential apartments.

Sales grids for the comparable sales is shown on the following page.
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SALES COMPARISON GRIDS
1
ADDRESS

Subject

2

3

4

5

6

1550 Main
Street Lot 2A

1550 Main Street
Lot 2B

347 Orleans
Road

1532 Main St &
20 Wheldon
Way

78 Crowell
Road

Lot 2, Crowell
Road

$250,000

$300,000

$390,000

$989,500

$600,000

$265,000.00

$118,400

$651,700

$

Front Lot 1
SALE PRICE

$

-

$

-

-

$

IMPROVEMENTS
ABSTRACTED LV

$250,000

$300,000

$271,600

$337,800

$600,000

$265,000

DATE OF SALE

9/16/2013

10/20/2011

8/12/2014

2/15/2013

1/29/2016

9/13/2019

ADJUST. PER.

29%

15%

22%

29%

15%

19%

TIME ADJUST

$72,500

$45,000

$85,800

$97,962

$90,000

$50,350

ADJUST. LOT PR

$322,500

$345,000

$357,400

$435,762

$690,000

$315,350

SITE SIZE/SF

25,310

31,578

ADJUSTMENT

ZONING

$

SB/Flexible

SB/Flexible

ADJUSTMENT %

0%

ADJUSTMENT

$

LOCATION

74,955
-

31,799
-

SB/Flexible

$

38,259
-

SB/Flexible

0%
-

$

$

41,817
-

SB

0%
-

$

0%
-

$

-

$

19,313
-

$

GB3

GB3

-10%

-10%

-$69,000

-$31,535

-

Main St/Gd

Main St/Rear/Inf

Orleans Rd/Gd

Main St/Gd

Crowell Rd/Gd

Crowell Rd/Gd

ADJUSTMENT %

0%

10%

0%

0%

-5%

-5%

ADJUSTMENT

$0

$34,500

$0

$0

-$34,500

-$15,768

Road/Buildings

Pond/Buildings

Road/Buildings

Road/Buildings

Road/Buildings

Road/Buildings

ADJUSTMENT %

0%

-5%

0%

0%

5%

0%

ADJUSTMENT

$0

-$17,250

$0

$0

$34,500

$0

SP AFTER
ADJSTS

$322,500

$362,250

$357,400

$435,762

$621,000

$268,048

PRICE/SF AFTER
AD

$10.21

$4.83

$11.24

$11.39

$14.85

$13.88

VIEW/TOPO

Main St/Gd

$

-

Road/Buildings
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1
ADDRESS

Subject

2

3

4

5

6

1550 Main
Street Lot 2A

1550 Main Street
Lot 2B

347 Orleans
Road

1532 Main St &
20 Wheldon
Way

78 Crowell
Road

Lot 2, Crowell
Road

$250,000

$300,000

$390,000

$989,500

$600,000

$265,000.00

$118,400

$651,700

$

Rear Lot 2
SALE PRICE

$

-

$

-

-

$

IMPROVEMENTS
ABSTRACTED LV

$250,000

$300,000

$271,600

$337,800

$600,000

$265,000

DATE OF SALE

9/16/2013

10/20/2011

8/12/2014

2/15/2013

1/29/2016

9/13/2019

ADJUST. PER.

29%

15%

22%

29%

15%

19%

TIME ADJUST

$72,500

$45,000

$85,800

$97,962

$90,000

$50,350

ADJUST. LOT PR

$322,500

$345,000

$357,400

$435,762

$690,000

$315,350

31,578

74,955

31,799

38,259

41,817

19,313

SITE SIZE/SF

33,080

ADJUSTMENT

ZONING

$

$

-

$

-

$

-

$

-

$

SB/Flexible

SB/Flexible

SB/Flexible

SB

GB3

GB3

ADJUSTMENT %

0%

0%

0%

0%

-10%

-10%

ADJUSTMENT

$

-$69,000

-$31,535

LOCATION

SB/Flexible

-

$

-

$

-

$

-

-

Main St/Gd

Main St/Rear/Inf

Orleans Rd/Gd

Main St/Gd

Crowell Rd/Gd

Crowell Rd/Gd

ADJUSTMENT %

0%

10%

0%

0%

-5%

-5%

ADJUSTMENT

$0

$34,500

$0

$0

-$34,500

-$15,768

Road/Buildings

Pond/Buildings

Road/Buildings

Road/Buildings

Road/Buildings

Road/Buildings

ADJUSTMENT %

5%

0%

5%

5%

10%

5%

ADJUSTMENT

$16,125

$0

$17,870

$21,788

$69,000

$15,768

SP AFTER
ADJSTS

$338,625

$379,500

$375,270

$457,550

$655,500

$283,815

PRICE/SF AFTER
AD

$10.72

$5.06

$11.80

$11.96

$15.68

$14.70

VIEW/TOPO

Main St/Gd

-

-

Road/Buildings
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Value per square foot is used as the primary unit of measurement for this report. The six
adjusted sales show an indicated range to be in the $11 to $16 per square foot range with
the exception of Comparable Sale #2 which is a much larger lot with a very sloped
portion. The subject property front lot or Lot 1 with superior Route 28 exposure is
considered to be the more valuable lot and rates a higher price per square foot value. The
rear lot or Lot 2 has a superior pond view but should have a lower price per square foot as
it sits back off the road with inferior visibility.
In the final analysis, considering the subject’s location and relative market appeal, the
front lot has been valued at the higher range of value at $15/square foot and the rear lot
has been valued at the lower range of value at $12/square foot. My opinion of market
value for the subject is as follows:
Lot#1: 25,310 sf @ $15/sf = $379,650.

Rounded to: $380,000

Lot#2: 33,080 sf @ $12/sf = $396,960.

Rounded to: $395,000

In addition, the appraiser was unable to find any other vacant parcels of property in the
Town of Chatham that are zoned SB/Flexible Development District or GB/Flexible
Development District currently offered for sale which would allow for multi-family
dwellings and independent/congregate living facilities and the appraiser was not able to
find any vacant commercial properties either SB or GB in the Town of Chatham that are
as large as 1.34 acres.

As a result of my investigation and my analysis of the information gathered, I estimate
the market value of the subject property – both Lots - as of December 12, 2019 to be:
$775,000
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APPRAISER’S CERTIFICATION
I certify that, to the best of my knowledge and belief:
•
•

•
•
•
•

•
•
•
•
•

•

the statements of fact contained in this report are true and correct;
the reported analyses, opinions, and conclusions are limited only by the reported
assumptions, limiting conditions (see hypothetical condition and extraordinary
assumption herein, if any) and legal instructions, and are the personal, unbiased
professional analysis, opinions, and conclusions of the appraiser;
the appraiser has no present or prospective interest in the property appraised and no
personal interest or bias with respect to the parties involved;
the compensation received by the appraiser for the appraisal is not contingent on the
analyses, opinions, or conclusions reached or reported;
the appraisal was made and the appraisal report prepared in conformity with the
Appraisal Foundation’s Uniform Standards for Professional Appraisal Practice;
the reported analyses, opinions and conclusions were developed, and this report has
been prepared in conformity with the requirements of the Code of Professional Ethics
and Standards of Professional Appraisal Practice of the Appraisal Institute;
the use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives;
as of the date of his report, I have completed the continuing education program for
Practicing Affiliates of the Appraisal Institute;
the appraiser made a personal inspection of the appraised property which is the
subject of this report on March 5, 2018 and again on December 12, 2019;
no one, other than those disclosed herein, provided significant professional assistance
to the appraiser.
I have performed services as an appraiser regarding the subject property that is the
subject of this report within the three year period immediately preceding acceptance
of this assignment for the Town of Chatham.
In my opinion, as of December 12, 2019, the indicated market value of the subject
property is $775,000.

December 19, 2019
Date

__________________________________
Michael Sutton, Certified General Real
Estate Appraiser, MA License #786
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STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS
CONTINGENT AND LIMITING CONDITIONS: The certification of the appraiser
appearing in the appraisal report is subject to the following conditions and assumptions
and to such other specific and limiting conditions as are set forth by the appraiser in the
report.
1.

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

2.

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

3.

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

4.

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

5.

All engineering is assumed to be correct. Any plot plans and illustrative material
in this report are included only to assist the reader in visualizing the property.
Any sketch in this report may show approximate dimensions and is included to
assist the reader in visualizing the property. Maps and exhibits found in this
report are provided for reader reference only. No guarantee as to accuracy is
expressed or implied unless otherwise stated in this report. No survey other than
as stated herein has been made for the purpose of this report.

6.

The appraiser is not required to give testimony or appear in court because of
having made the appraisal with reference to the property in question, unless
arrangements have been previously made therefore.

7.

The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would render it more or less valuable. The
appraiser assumes no responsibility for such conditions or for arranging for
engineering which might be required to discover such factors. The appraiser is
not qualified to detect hazardous waste and/or toxic materials. Any comment by
the appraiser that might suggest the possibility of the presence of such substances
should not be taken as confirmation of the presence of hazardous waste and/or
toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of substances
such as asbestos, urea formaldehyde foam insulation, or other potentially
hazardous materials may affect the value of the property. The appraiser’s value
estimate is predicated on the assumption that there is no such material on or in
the property that would cause a loss in value unless otherwise stated in this
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report. The appraiser’s descriptions and resulting comments are the result of the
routine observations made during the appraisal process.
8.

Information, estimates, and opinions furnished to the appraiser, and contained in
the report, were obtained from sources considered reliable and believed to be
true and correct. However, no responsibility for accuracy of such items
furnished the appraiser can be assumed by the appraiser.

9.

Disclosure of the contents of the appraisal report is governed by the By-laws and
Regulations of the professional appraisal organizations with which the appraiser is
affiliated.

10.

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

11.

Neither all, nor any part of the content of the report, or copy thereof (including
conclusions as to the property value, the identity of the appraiser, professional
appraisal organizations, or the firm with which they are connected), shall be used
for any purpose by anyone but as specified in the report without the previous
written consent of the appraiser; nor shall it be conveyed by anyone to the public
through advertising, public relations, news, sales, or other media, without the
written consent and approval of the appraiser.

12.

It is assumed that the property is in full compliance with all applicable federal,
state, and local environmental regulations and laws unless the lack of compliance
is stated, described, and considered in the appraisal report.

13.

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

14.

It is assumed that the property conforms to all applicable zoning and use
regulations and that restrictions have been complied with, unless a nonconformity
has been identified, described and considered in this appraisal report.

15.

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