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05/02/2013 �
Joe Tutera
Greg Hoefer
7611 State Line Rd, Suite 301
Kansas City, MO 64114
Re: Real Estate Consultation
Mission Chateau
8500 Mission Rd
Prairie Village, KS 66207
Dear Sirs:
Pursuant to your request, we have prepared a consultation report for the purposes of
researching the potential future impact of redevelopment of Mission Valley Middle School per
the plans provided to Prairie Village herein referred to as ‘Mission Chateau’.
Real estate values are influenced by many factors external to the property itself. These factors
are divided into four major categories: economic factors, government mandates, social trends
and environmental conditions. For the purposes of this analysis, the Scope of Work will be
concerned only with the future of the neighborhoods to the west, south and east with respect to
the subject’s redevelopment. The continuation of current economic conditions will be considered
a limiting condition of the report.
An analysis of potential value impact will be developed as well as an opinion of value influencing
conditions for area properties.
The report conclusions are based upon an historical study taking into account several senior
living facilities and other area developments similar in four-walled architecture and 360°
landscaping. The difficulties inherent in this approach are low sample sizes, unpredictable
market conditions from January 1, 2007 through January 1, 2009, the presence of foreclosures
and other distressed sales that distort the market, and the existence of other external actors
which historically have also impacted area market activity and are independent of the Mission
Valley Middle School site.
By agreement, the report was written in a summary report format with summation of the
methods, techniques and calculations followed by the conclusions. The subject’s current use
and the current economic climate for the area are all understood by the client and users of the
report and will be addressed sufficiently to satisfy USPAP SR 4-2 (e). It is important to note that
of the three reporting options, the summary report does not provide the same level of
information as a self contained, but more than the restricted report. The appraiser has taken
care in considering that the level of information and detail presented meets the intended user's
expectation as well as the explicit Scope of Work. It should be noted that, per the Ethics
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Provision of the Uniform Standards of Professional Appraisal Practice (USPAP), the report was
not developed to advocate the cause or interest of any party or issue.
The conclusions stated herein are contingent upon the Limiting Conditions, Appraiser's
Certification, and any/all other reservations stated within the body of this report. For further
commentary upon USPAP and the Scope of Work, see the Exhibit entitled USPAP and the
Scope of Work.
Please do not hesitate to contact the Todd Appraisal staff if we can be of additional service to
you.
Respectfully,
The Todd Appraisal Staff
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Property Identification �
According to Johnson County, the property is currently known as Mission Valley Middle School
or Meadowbrook Junior High School. A summary of salient features includes:
● � Tax Property ID: OP24000001 0000
● � Address: 8500 Mission Rd
● � Owner: 1 MVS, LLC
○ � Billing Name: Birk, Scott
● � Acres: 18.43 (802,747.30 ft2)
● � Year Built, Main Structure: 1958
● � LBCS Function 6122 - Middle (junior high school)
● � KS Uniform Parcel # 0460682804001025000
● � Zoning R-1A
● � Census Tract: 200910518.011008
● � Abbreviated Description: CITY/MUNI/TWP: Prairie Village Meadowbrook Junior High
School block 1 ex. E 12' and vacant original Sumerset Drive ex. Tri tract SW cr except .
3060 Ac & except .24 acres along NWly /L 1 Map ref: F28
● � City/Municipality/Township: Prairie Village, KS 66206
● � Assessment Year: 2012
● � Total Assessor Market Value: $3,210,000
● � Tax Year: 2012
● � Total Tax Amount: $133,134.96
The subject is currently vacant after having been utilized as a school since construction. The
current zoning allows for the following uses: single family dwellings; traditional golf courses;
publicly owned parks and recreation areas; houses of worship; public buildings such as police
departments, fire stations, libraries, museums and art galleries and public schools as well as
college and university educational centers; group homes; residential design manufactured
homes; accessory uses; conditional use and special use permits.
See Plat, Exhibit A
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Exhibit A: Subject Plat �

For the purposes of the consultation it will be considered an Extraordinary Assumption that the
Highest and Best Use will be a senior living facility as envisioned in the plans provided to the
Prairie Village City Council. The highest and best use studies provided by the client include
consideration of retail, mixed residential and retail use, and senior living. Of the three, the senior
living facility is the only use legally permitted by current zoning requirements.

Neighborhood Boundaries and Limits of Trade Area
The immediate market area is bounded by West 79th St. to the north, Belinder Ave. and Lee
Blvd. to the east, West 89th St. to the south and Roe Ave. to the west. The greater market area
is considered to be within Prairie Village, northern Leawood and the immediate surrounding
area and the greater trade area is extends past Shawnee Mission Pkwy and Johnson Dr. to the
north, east as far as Wornall to encompass Brookside and Waldo in Missouri, south past I-435
and west to Metcalf.
See Market Area Map, Exhibit B
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Area Description
Prairie Village is located in eastern Johnson County, Kansas, a suburb of Kansas City, Missouri.
The city is one of Kansas City’s first suburbs and was designed by JC Nichols after the
development of the Country Club Plaza. By 1949, Prairie Village was named the best planned
community in America by the National Association of Home Builders. It was officially recognized
as a city in 1951. Prairie Village is located entirely within the Shawnee Mission School District,
one of the premier public school districts within the Kansas City MSA. As of the census of 2010,
there were 21,447 people, 9,771 households, and 5,816 families residing in the city. The
population density was 3,459.2 inhabitants per square mile (1,335.6 /km2). There were 10,227
housing units at an average density of 1,649.5 per square mile (636.9 /km2).
Bordering developments to Meadowbrook Junior High School include Town and Country
Estates to the south and west, Leawood Lanes to the southeast and Corinth Meadows to the
east. Corinth Meadows and Town and Country Estates are located within Prairie Village and
Leawood Lanes is located in Leawood.
Town and Country Estates is a larger subdivision than typical for southern Prairie Village and is
comprised of a wide range of styles of homes in a mix of conditions. The subdivision is located
to the immediate north of Franklin Park, a city maintained twelve (+/-) acre park. Most homes in
the area are very well built, well maintained and generally updated. There were some homes in
the area noted that were in need of updating, but the overall trend in this market is towards a
high maintenance level and high quality renovations. Homes within the subdivision range from
moderately sized ranch and split level styles to executive and luxury quality homes on small
acreage lots. Since January 1 of 2009, there have been three sales in excess of $1,000,000 and
twenty-one of the twenty-five sales since that date have transacted in excess of $417,000.
Corinth Meadows is a smaller subdivision to the northeast of Meadowbrook Junior High School
and is bordered by West 83rd St to the north and Mission Rd to the west. The subdivision also
comprises the southern and eastern borders of Corinth Elementary School and the Corinth
Cemetery. The subdivision is comprised of mostly moderately sized to larger homes ranch and
split style homes with some multi-story interspersed throughout the subdivision. Over the last
several years, sales have ranged from $130,000 to a high of $385,000 with an average sales
price of $245,663. Most homes in the area are typically maintained with moderate levels of
updating.
To the southeast of Meadowbrook is Leawood Lanes, a moderately sized subdivision with a
similar level of conformity as available in Town and Country to the west. Lots to the north and
west of the subdivision are smaller and increase in size further south in the development. The
typical home in the area is a ranch or split level style home, but approximately a third of the
homes in the development are multi-level homes. Most homes in the area are very well
maintained but there several homes in the area in need of renovation and updating. In the last
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few years, the range of home sales is from $304,000 to $775,000 with the average sale price
$462,813.
See Exhibits C and D for more detailed information regarding sales within the subdivisions in
question.

Market Conditions
Single family homes in the area have experienced excellent market acceptance which is
expected to continue into the near future. During the credit crises there was an extended period
of decline in the immediate market that ended in May of 2010. The area sharply increased
through July of 2011 followed by a period of generally level trading. Foreclosure and distress
sales that are well maintained were absorbed with only a nominal increase in marketing times
for competing properties.
Current trends are expected to continue as inventories have generally decreased, especially in
regards to very well updated and renovated homes in the area. For the purposes of the
analysis, supply and demand will be considered to be equalized. Exposure time for the typical
homes is estimated at the lower range of two to seven months for accurately priced properties
with those priced higher than $417,000 encumbered with longer marketing times due to
difficulties of financing. Expected marketing time, beginning at the effective date of the
appraisal: Given the probability of continued current market trends, the expected marketing
time should remain similar to the previously estimated exposure time. The median days on
market for the subject’s general market area is 134, which is down 16% from last year.

Market Statistics
Prior to January of 2009, the market was too chaotic and properties sold with motivations that
were too varied to contribute meaningfully to a survey of market trends. Given this
consideration, market data was surveyed using two methods. In the first, the greater Prairie
Village market was surveyed to yield relevant market data. The second survey involved the
entire zip code to develop trends for the subject’s general market.
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The give and take of market data is the need to isolate a region or market area in order to better
use the results of a survey, but include a large enough sample size to result in meaningful
results. Utilizing two separate overlapping samples is especially relevant for the Meadowbrook
market due to the characteristics of the three subdivisions in question. Town and Country
shares more in common with the northern Leawood market while northwestern Leawood Lanes
shares Prairie Village market characteristics. Corinth Meadows is a typical northern/mid-central
Prairie Village development, but shares most of it’s borders with Leawood.
Exhibit C breaks down the number of sales in each of the subdivisions in question, including the
low, the high and the average size of home as well as the length of time it was exposed to the
market.
Exhibit C

Exhibit D breaks down the general market area, inclusive of the number of properties exposed
to the market that weren’t sold (either because they were withdrawn or due to the expiration of
the listing) as well as the total number of homes that did reach market acceptance.
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Exhibit D �

See Exhibits E, F and G for more information and explanation of the general market area
broken down by zip code.
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Exhibit E
Housing Stats Comparison
The columns compare the subject general market to the greater market areas in which
Meadowbrook is located.
Median Estimated Home Value vs. Median Listing Price
This chart compares the subject’s zip code’s median estimated home value with its median
listing price. Not included in this chart is the fact that median list price has increased by 8% over
the last twelve months. (Estimated home values are generated by a valuation model and are not
formal appraisals)
Median Sales Price vs. Sales Volume
This chart compares the price trend and sales volume for homes in an area. Home prices
typically follow sales volume, as total sales activity is the driver behind price movements.
Exhibit F
Median Listing Price vs. Listing Volume
This chart compares the listing price and listing volume for homes in an area. Listing prices
often follow listing volume as total supply drives price movements.
Listing Inventory
This chart shows the number of active listings in the subject's general market. The data includes
both actively listed and recently off-market listings.
Inventory of Distressed Properties
This chart shows the count of distressed properties in this market.
Exhibit G
Unemployment Rate
This chart shows the unemployment trend in the subject’s market. The unemployment rate is an
important driver behind the housing market.
Renter Occupied vs. Owner Occupied Households
This chart shows the number of rental vacancies in the subject’s market area.
Exhibit H
Median Sales Price by Square Footage
This chart shows the median price of homes reported sold in the past approximate six months
according to the size of the living space. The amount shown for the reported properties is limited
to sold data.
Price per Square Foot of Homes Sold
This chart shows the distribution of homes reported sold in the past six months at different
prices per square foot in the subject's market.
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Price Range of Homes Sold
This chart shows the distribution of homes reported sold in the past six months within different
price ranges in the subject's market. The amount shown is limited to sold data.
Age Range of Homes Sold
This chart shows the distribution of homes reported sold in the past six months of different age
ranges in the subject's market. The amount shown is limited to sold data.
Heatmaps
Heatmaps are used to graphically represent data by using a color scheme to indicate variation
in data values. The two maps of interest are the Home Values Heatmap and the graph
illustrating Listing Price vs Sales Price.
The Home Values Heatmap (Exhibit I)
This map graphically illustrates the subject’s location within a pocket of value in the general
market area. Peak values center to the immediate west of Franklin Park, east towards Somerset
Acres south of 87th Street and towards the water feature located in the middle of Leawood
Heritage and south of Leawood Lanes. There is also a notable spike in value along Somerset to
the west of Meadowbrook.
Listing Price vs Sales Price Graph (Exhibit J)
This map layer shows the ratio between the listing price and sold price for properties in the
subject’s general market area. The map is a measure of the increase or decrease in market
acceptance, in that blue areas have increased market acceptance and red properties have
experienced decrease. It should be noted that this map is based upon a dataset approximately
six months old, but as shown on previous exhibits, this market is very stable. For the purposes
of comparison, note the increase in market acceptance for the Calvin Crest and Somerset Acres
and the decrease on Somerset Dr. to the west of Meadowbrook.
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Exhibit I  Home Values

Todd Appraisal - PO Box 7215 - Kansas City, MO 64113
voice (816) 822.2424 - fax (224) 330.1656

05/03/2013

Page 17 of 73

Exhibit J  Listing Price vs Sales Price
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Conclusion Concerning Market Conditions
In summary, the subject’s market is healthy and has been since the local housing market
recovered in May of 2010. As the majority of the homes in the area are purchased at above the
$417,000 price point (the point above which government backed lending sources cease
underwriting loans), the days on market will be slightly elevated over the general market, but
certainly not at a point where discounting should be necessary to achieve market acceptance.
Even considering the inevitability of interest rates eventually increasing, the likelihood of another
downturn in the subject’s housing market is small. Given the already proven market acceptance
for a variety of uses in the subject’s market area, a well integrated use change should not
necessarily drive a decrease in value for a market with proven acceptance. This is especially
the case on a border between use changes if proven techniques are utilized to increase market
acceptance in an already in-demand market.
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Project Description
Per the plans submitted to Prairie Village, Mission Chateau will be a mixed use senior
residential community located on 18.4 acres at 8500 Mission Road. The development provides
five residential housing options:
Independent Living Apartments, consisting of 100 one-bedroom units and sixty two-bedroom
units. The facility is located to the east of the property and faces Mission Road. Setbacks are
located approximately 110 to 240 feet from the eastern property line, 140 feet from the northern
property line, and 140 to 340 feet from the southern property line. The facility’s central
community space is two stories and residential spaces are both two and three stories tall. The
building’s ground elevation is approximately three feet below the existing structure,
approximately 100 feet from the eastern property line and eighty feet from the northern property
line. At its highest elevation, the facility will be approximately the same elevation as the highest
elevation of the existing structure. The ground elevation of the apartments at the center of the
site will be about four feet lower than Mission Road.
Assisted Living Apartments will consist of 48 one-bedroom units and twelve two-bedroom units
and connected to the independent living facility. The units do not include balconies but walk-out
patios are available. The facility has its own separate entrance to the south but is connected to
the independent living facility. The assisted living and independent living facilities combined
contain approximately 271,140 square feet
Independent Living Villas will consist of eleven one story villas and contain a total of 24,915
square feet of building space, or approximately 2,265 square feet per unit. The ground
elevations of the villas average three feet below the existing structure. There are five duplex
units and one single family residence. The villas are located along the entire southern side yard
and about half of the southern rear yard and are thirty-five feet from the southern property line at
their closest point and 125 feet at the farthest point.
Memory Care Neighborhood is a one-story structure located in the southwest portion of the
property and is 130 feet from the southern property line. From the western property line, it is
ninety feet at its closest point and 130 feet at its farthest point. The ground elevation is three
feet below the existing structure. The neighborhood includes thirty-six private units designed
around the neighborhood model. Design features include views of the shared greenspace with
water feature located within the community to the southwest.
Skilled Nursing and Rehabilitation Neighborhood will be two stories tall and is connected to the
Memory Care Neighborhood facility. The building is set back ninety to 150 feet from the
western property line and 150 to 170 feet from the northern property line. Like the Memory Care
Neighborhood, the ground elevation of the improvement is three feet below the existing
structure.
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For illustration, see Exhibit K - Full Site Plan
Regarding Lot Coverage, Greenspace and Open Space
According to literature provided by the developer, the five different types of development are
included in eight separate structures on the 18.4 acre site. The combined footprint of the
structures covers 22.9% of the lot. When combined with drives, parking, patios, and walks, 55%
of the site, or over 10 acres, remain green space. The planned micro-park, or garden space will
combine to equal 1.7 acres to the southwest, 2.5 acres to the north, and 1.1 acres on the east
fronting Mission Road. Contained within these parks and throughout the community are 1.23
miles of walking paths, which are open to use by residents in adjacent neighborhoods.
Improvement Height
The eight separate components include one to three story residential structures built to the
following heights:

●
●
●
●
●
●

Improvement
Height to Peak
One Story Villas
21’-4”
One Story Memory Care
26’-3”
Two Story Skilled Nursing
32’-4”
Two Story Independent Living
36’-6”
Three Story Independent Living
40’-0”
Three Story Assisted Living
40’-0”

According to the developer, each of the structures includes a pitched roof. Using the regulatory
framework for comparative height measure, the elevation ranges from sixteen to a thirty-five
feet. The improvements are all at or near the same ground elevation: approximately three feet
below the existing structure and four feet below Mission Road at its midpoint. The maximum
elevation is approximately the same as the maximum elevation of the existing structure.
Mission Road Streetscape
According to the developer, the goal of the Mission Chateau development is to provide better
walkability and a more aesthetically pleasing streetscape along Mission Road. Fronting the
entire distance of Mission Road is a 1.1 acre, 45’ deep extensive streetscape with curved
sidewalks, fencing, landscaping and berms which provide a more interesting and visually
pleasing topography. The existing streetscape includes a sidewalk adjacent to the curb,
utilitarian green space and landscaping with minimal screening.
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Exhibit K  Full Site Plan
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Unit Count and Resident Capacity
Mission Chateau has a total of 351 units located within eight separate residential components.
Actual occupancy is expected to be 360 residents based on 90% occupancy with half of the
two-bedroom units being occupied by two residents. The total number of units, including the
villas, is expected to be 351. The total potential occupancy is 450 residents, assuming 100%
occupancy with every semi-private, two-bedroom unit, and each unit with a den occupied by two
residents.
Exhibit L - Planned Occupancy

Access
According to plans, the sole point of access for Mission Chateau will be similar to the existing
three access points off Mission Road. All interior circulation will be self-contained. The delivery
access and locations are located to the north and northwest of the property. The parking and
drives are located away from residential neighbors to the south and southwest.
Traffic Impact
According to studies conducted by Olsson and Associates and provided by the developer, the
AM peak traffic will be reduced by 169 trips and the PM peak traffic will increase by twenty-two
trips. See Exhibit M - Use/Traffic Flow Comparison, below.
(For commentary please reference Exhibits N and O as well as Additional Recommendations
in the Conclusions section)
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Exhibit N  Meadowbrook Traffic Count
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Exhibit O  Comparative Traffic Count
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Exhibit M - Use/Traffic Flow Comparison �

Employee, Staff, and Resident Parking
A total of 350 parking spaces are provided, including 262 surface spaces and seventy-three
covered parking. Employee, visitor and resident parking is designated and in controlled
locations on the site. During the day shift, when Mission Chateau is at full capacity, it will have
eighty-five employees. To accommodate visitors and extra parking required during shift
changes, 135 additional parking spaces are provided on site in designated areas to the north
and the northwest of the site.
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Case Studies and Methodology for Comparison �
For the purposes of comparison and to select appropriate case studies as a means of �
developing an opinion in regard to market reactions to disparate development, the determination �
of external factors were concluded to center around the question of conformity. �
A few definitions of conformity include: �
From the Real Estate Wiki (realestatewiki.com): �
Conformity: An appraisal principle that holds that use conformity is desirable in creating and �
maintaining higher values and that maximum value is realized when a reasonable degree of �
homogeneity of improvements or similarity of properties is present in an area. �
From the Kansas Real Estate Appraisal Board: �
Principle of Conformity: provides that real property value is created and sustained when the �
characteristics of a property conform to the demands of its market. �
"The Language of Real Estate" by John W Reilly: �
Conformity: An appraisal principle of value based on the concept that the more a property or its
components are in harmony with the surrounding properties or components, the greater the �
contributory value. �
It appears that as the property currently exists, Meadowbrook School does not conform to the �
area and thus does not lend itself towards a contribution in value. However, the location of an �
undeveloped field or greenspace has in the past been perceived as beneficial to homes
bordering that type location. Unknown is whether the market will tend to reward a playground or �
sports field that is part of unimproved school grounds with the same market acceptance as a �
park or undeveloped land. �
The next component of conformity that must be considered is the transition of the area in �
question from one use to another and accompanying market reaction. An assisted living facility �
of the subject’s type and planned quality is a specialized use and relatively uncommon. �
However, there are developments within Johnson County that can be considered as case �
studies in search of some market reaction to a land use change with similar levels of proximity �
to one another. �
Another factor that must be considered is the presence of Mission Road and the market �
changes that could result from a change in use. Due to the market ‘noise’ created by a market �
reaction to a busy street, this is more complicated than either of the previous questions. �
Especially in the subject’s location on Mission Road, which is the busiest location over the �
length of Mission north of I-435, there has historically been a substantial penalty to achieve �
market acceptance. Attempting to extract from market data how much of that penalty is �
attributable to the normally busy road and how much is due to the view of the 1950’s �
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international-style school is not a simple question. Some subjectivity in this case is unavoidable
and best efforts will be made to quantify how much market reaction is attributable to which
factor.
The methodology to determine the market reactions is the use of straight Z sample comparison
with the goal to include a normal distribution of sales through both comparison sets. Several
tests will be applied to each set to determine if the sale prices can be considered a normal
distribution, including (but not limited to) eliminating or correcting for: foreclosure and distress
sales, new homes, nonconforming properties, other aberrant sales, and properties that are
influenced by other significant external factors. Only single-family detached properties are to be
included in the survey.
The preferred method to extract information is through the use of market data which took place
after January 1, 2009. If this data is not readily available or inconclusive, market information can
be utilized from prior to January 1, 2007 in approximate thirty-six month samples. Due to the
market conditions surrounding the Credit Crises, sales which took place in mid to late 2007 2008 are unreliable for use. During this time, varied factors which influenced sales and financing
to an excessive degree distorted the market and cannot be relied upon to develop a coherent
opinion.
Inherent difficulties in the methods outlined above are: a) small sample sizes that can tend to be
unrepresentative, b) other value influencing characteristics outweighing and influencing the
outcome, c) circumstances about which the appraiser is unaware existing in the surveyed area
which will distort the outcome of any results.
In regard to small sample sizes, there is little that can be done about this concern. The danger
in an unrepresentative sample biasing the results is essentially a concern about aberrant data.
In this case, small sample sizes are almost entirely a problem with an outsized effect on the
results for properties that are affected by the characteristic for which the market is being tested.
Since foreclosures and distress sales are relatively simple to account for, the greater danger is
a high aberrant sale due to excess size, updating, basement finish, etc. To account for this,
each individual property included in the smaller sample will be examined for indications that the
property was outside the general market averages for that area and eliminated, adjusted for or
otherwise accounted for when considering market reactions.
Similar to above, each individual sale will be considered in the pool of samples to determine if
any additional characteristic is responsible for an excessively high or low sales price. Outliers
will be eliminated, adjusted for or otherwise accounted for when considering market reactions.
The appraiser has been working in this market since 1994 and, after a hiatus of several years to
a different market, returned to Kansas City to perform appraisal work in 1999. The appraiser
was active during all the years included in this survey and can faithfully determine the value
influencing characteristics within the marketplace in question.
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Case Study One, Brookwood Elementary �

Brookwood Elementary, located at 3411 W 103rd St, is similar to the subject site in general
construction type, quality and overall appeal. The development is smaller than the subject and
on a smaller lot, but the relation and thus the influence with their respective market areas are
very similar. The comparable property can substitute for the subject’s location proximate a busy
road, the property development adjacent to unimproved school grounds and the subject area’s
current general market conditions. See Exhibit P, Brookwood Elementary Plat.
Significant characteristics include:
● Acres 9.51 (414,270.36 ft2)
● Year Built 1963
● Gross Building Area: 39,751 sq.ft.
● Zoning R-1
Market surveys were performed to discover the differences in value due to the shared
characteristics in question. The first survey concerned the location adjacent to unimproved
school grounds.
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Exhibit P  Brookwood Elementary Plat
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_____________________________________
Survey Time Period: April, 2002 to November, 2005
Affected Sales
Lp/Sp Ratio Finish SF
Exposure
Avg: $254,167
0.94
Unavailable 73 DOM
Unaffected Sales
Avg: $267,813
0.98
2668
80 DOM
_____________________________________
Notable corrections for sale data
● � From the unaffected group, all properties located on Lee Blvd. were eliminated from
consideration due to the typically larger than typical lots and the accompanying
premiums.
● � In addition, one very large comparable was removed from consideration.
● � One estate or foreclosure was removed from consideration as were two properties with
renovations that were much greater than typical for the market area at this time.
● � As a result, no properties that sold in excess of $300,000 were considered.
For the purposes of comparison, the Brookwood Elementary market indicates an approximate
5.1% discount for the location adjacent to a school playground.
In addition to the location proximate to unimproved school ground, the development is also
located directly on 103rd St, which is a busy thoroughfare with a traffic count very similar to the
subject's location. For the purposes of comparison, an additional survey was performed to
attempt to discern the market reaction for properties located on a busy street across from the
entrance to a school.
_____________________________________
Busy Street Survey
Survey Time Period: 01/2009+
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $212,500
0.93
1823
Unaffected Sales (Uncorrected)
Avg: $281,147
0.96
2575
Unaffected Sales (Corrected)
Avg: $225,800
0.97
1558
_____________________________________

Exposure
39 CDOM
111 CDOM
62 DOM
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Notable corrections for sale data
● � For affected properties, two foreclosures were not considered.
● � For unaffected thirteen HUDs were not considered.
● � The sample for the properties affected by the busy street was unreasonably
oversupplied with properties that were in far inferior condition than what is typical. For
that reason, the same searches were run utilizing filters to eliminate Lee Blvd homes,
larger than typical homes and HUD/REO properties. After this filtering process, the
difference was still significant (above, uncorrected). A more subjective measurement
was employed in which each sale was reviewed for potential condition and any sales
that were well maintained/renovated outside of the casual kitchen/bath remodel were
also removed. This resulted in a much smaller sample, but one that better mirrored that
available for 103rd St.
The resulting discounts for location adjacent to a busy street are:
28%-32% discount for the uncorrected sample
8.6% discount after attempting to correct for size differences
6.5% discount before adjusting for differences in average size
For the purposes of the analysis, a discount closer to the adjustment after correcting for size
differences will be utilized. A 7.5% adjustment is closer to the adjustment which has historically
been applied to the busy street location in this market.
To apply value differences for the location on a busy street in close proximity to the entrance to
a school, the north side of the street was surveyed and one sale was found:
_____________________________________
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $174,950
1.00
1,612
_____________________________________

Exposure
173 CDOM

The property was in poor condition and in need of renovation and updating. In this market, a
significant adjustment to account for this level of renovation and updating can be as high as
20%. Considering that the properties utilized for comparison were all in average to slightly less
than average condition, a full 20% adjustment was found to be unwarranted. For the purposes
of comparison, a 15% adjustment was applied. This adjustment is undoubtedly high, but given
the lack of data in the area and the relative weakness of conclusions based upon a single sale,
a conservative estimate was considered the most prudent for useful results.
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A 15% adjustment, after accounting for the condition of the subject’s sale, results in an
additional 5.3% discount for location proximate to the school entry and the busy street. The total
adjustment for location is 10.9%, uncorrected. Given the lack of data, a 10% adjustment for
location will be considered adequate to substitute for the additional exterior obsolescence.
Conclusions
Recent data was unavailable as there were no interior sales adjacent to Brookwood Elementary
since January of 2009, although there were two properties offered to the market (one was
offered twice for a total of three listings).
Considering the relative conformity in the Leawood Estates development, the data is as
conclusive as can be expected. The homes utilized were a persuasive approximation for the
subject's characteristics and are adequate to substitute for the value influencing characteristics
that affect the subject's development. Given that all properties are located in Leawood, they also
can be considered nominally competitive, which gives additional credence to their inclusion as
the best available substitutions for the subject's market area and excellent proxies to prove
market reaction.
5.0% discount for location adjacent to Brookwood Elementary but not on 103rd St
7.5% discount for location on a busy thoroughfare
10.0% discount for location in close proximity to the school entry as well as the busy street
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Case Study Two, Indian Woods Middle School �

Indian Woods Middle School, located on W. 97th St. east of Lamar and west of Nall is a relevant
comparable in that the school is located in roughly the same market as the subject, is a similar
age as the subject and is located on a similar sized lot. However, the differences are significant
in that the property is located in a residential area with few busy streets in the area.
Furthermore, the school grounds occupy an entire city block and no residential units are actually
directly adjacent. Due to the lack of middle schools in the subject's general market area that are
both located on or in very close proximity to a busy street, are directly juxtaposed to residential
development and have had some market activity since January of 2009, the property was the
best available to substitute for the subject's market characteristics. See Exhibit Q, Indian Woods
Middle School.
Significant characteristics include:
● Acres 19.74 (859,735.59 ft2)
● Year Built 1962
● Gross Building Area 103,757 sq. ft.
● Zoning R-1
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Exhibit Q  Indian Woods Middle School Plat
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Market surveys were performed to discover the differences in value due to the shared
characteristics in question. The market is relatively homogenous both south and north of the
school. The area was considered with both foreclosures included and left out, without Lamar
and 97th St. due to traffic concerns and with no filters except for date of sale. The most relevant
survey concerned the location adjacent to unimproved school grounds on all sides of the
property. One sale that transacted directly across from the school entrance was discarded due
to the non-vacant land view. Foreclosure sales were discarded but most short sales remained.
The market has been slightly distressed in the past, but the sales for both sets appear to have a
normal distribution and are not grouped in a specific time in the market. Lamar and 97th Street
were both included in the sample, but nothing that could be considered to be influenced by Nall
Ave, W. 95th St. or W. 103rd St. were included. Only properties that were on Lamar Ave or
immediately to the west were included inside the western boundary. Any additional sales
outside this were considered part of a separate market that could skew the results and were
thus not considered. The multi family development located along Horton St. and 103rd St. were
also considered an influence which should be avoided, thus any properties in close proximity to
this use change were discarded. The resulting samples were considered large enough to derive
relevant conclusions.
_____________________________________
Survey Time Period: 01/2009+
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $180,850
0.99
2049
Unaffected Sales
Avg: $178,852
0.98
1765
_____________________________________

Exposure
86 DOM
95 CDOM

Notable corrections for sale data
● � One foreclosure in the affected data set was corrected at 5% to account for condition
and 3% to account for terms of sale
● � Nine foreclosure sales were discarded from the unaffected sample, leaving 31 sales.
The discarded sales were all in an inferior condition to the foreclosure sale which was
adjusted for when considering the affected sales. The remaining pool of sales were
considered to have a normal distribution, the lowest selling over $40,000 lower than the
lowest transaction in the affected pool of properties.
● � The size of homes in the area in a declining market is a discounted characteristic, thus
the differences were calculated with and without adjustments to account for size in order
to develop an opinion that will encompass a range of market reactions.
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Conclusions
Adjacent to unimproved lot with no correction for size differences: 1.1% premium
Adjacent to unimproved lot with correction for size differences: 1.3% discount
For the purposes of comparison, the Indian Woods Middle School market indicates a trade
value for the location as having a small premium during certain market conditions and a small
discount in others. For the purposes of comparison to the subject market, the preponderance of
the evidence indicates no effect on the sale price for the location across the street from an
unimproved school lot. Undoubtedly different market conditions will yield different results,
especially during periods of low or high supply. However, the evidence is as strong as can be
expected when considering the lack of data throughout Johnson County for properties with
similar market characteristics as the subject.
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Case Study Three, Pioneer Middle School �

Pioneer Middle School, located at 15100 W. 127th St, is located at the junction of S. Black Bob
Rd. and W. 127th St. Due to the lack of middle schools in the subject's general market area that
are both located on or in very close proximity to a busy street, are directly juxtaposed to
residential development and have had some market activity since January of 2009, Pioneer
Middle School was considered the most similar property to the subject available. The property is
similar to the subject site in general construction type and overall appeal, but is much newer
than the subject. However, the complex is similarly sized to the subject and is located on a
similar lot. The developments adjacent to the property to the west and north are not competitive
with one-another and thus will be judged separately to determine market reaction. The
comparable property substitutes for the subject’s location proximate a busy road and the
residential property development immediately adjacent to unimproved school grounds. See
Exhibit R, Pioneer Middle School Plat.
Significant characteristics include:
● Acres 27.39 (1,193,194.55 ft2)
● Year Built 1987
● Gross Building Area 119,998 sq. ft.
● Zoning R-1
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Exhibit R  Pioneer Middle School Plat
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Market surveys were performed to discover the differences in value due to the shared
characteristics in question. The first survey concerned the location adjacent to unimproved
school grounds to the west of the subject's parcel along S. Blackfoot Dr. This market qualifies
as distressed, so shorter time spans must be taken into account or some correction made for
properties that sold less recently. As the purpose of the assignment is to derive value based
upon the location proximate to a middle school, the elementary school to the north of Pioneer
Middle School and within the same subdivision will not be included in the sample.
The information summarized concerns the properties located on the western field only, thus with
the most advantageous view.
Various surveys were run with inconclusive results due to distress, lack of sales, inclusion of
aberrant sales, with foreclosures and without. In addition, properties located on S. Arapaho
Drive were considered even though the properties on these lots experience higher than typical
traffic counts. Considering that the subject's location also has higher than typical traffic counts
for interior lots, the information was considered relevant. The results ranged from a 3% premium
for location to a 0.5% discount. The most representative search with the most affected sales in
the shortest time frame took place from January, 2009 through January, 2012. Although this still
left the bulk of sales for unaffected properties having taken place earlier in the time frame with
the affected properties having a normal distribution, the sample was still considered the best
available.
_____________________________________
Survey Time Period: 01/2009 - 01/2012
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $167,000
0.98
1430
Unaffected Sales
Avg: $166,875
0.98
1631
_____________________________________

Exposure
88 DOM
97 DOM

The northern subdivision with southern views has very little conformity when concerning the
homes with views and also competes in a different market, thus information obtained was not
meaningful.
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Notable corrections for sale data
● � No foreclosures were considered.
● � The time searched was shortened due to the distressed market.
● � No homes with other types of premium views or discounted locations were considered.
● � The interior, unaffected homes along S. Arapaho Dr. are larger than typical and are
generally considered slightly premium over the remainder of the subdivision. The sales
were retained as there was also a custom-build that remained in the pool of affected
properties. These sales all had a similar ratio within their respective sample and thus
were considered relevant.
● � The size of homes in the area in a distressed market is a discounted characteristic, thus
the data was considered with and without an approximate size adjustment.
Conclusions
Adjacent to unimproved lot with no correction for size differences: No significant difference
Adjacent to unimproved lot with correction for size differences: 1.5% premium
For the purposes of comparison, the Pioneer Middle School market indicates a trade value for
the location as having a small premium during certain market conditions and trading roughly
evenly most of the time. For the purposes of comparison to the subject market, the
preponderance of the evidence indicates a small premium of 0.5% will be considered customary
when there is plentiful competition in an ordinary market. Besides the location in Olathe vs.
Leawood, the other differences between the two markets is significant enough that the
information derived is very much inferior to the Brookwood Elementary location. However, due
to lack of other case studies, the information must be considered relevant.
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Case Study Four, Brighton Gardens �

Brighton Gardens is a nursing home/skilled care facility located to the north of the subject at the
intersection of W. 71st St and Mission Rd. The property is smaller than Mission Chateau and on
a smaller lot, but has four-walled architecture with a field/greenspace to the southeast, a
moderate setback with significant landscaping between the building and the property line. The
property also has a firm line of demarcation between the residential development next door and
the subject property and is only one story on the side facing the residential development.
Marking the boundary is a fence, a partial tree line, power lines and a drainage culvert. See
Exhibit S (Brighton Gardens Plat) and Exhibit T (Brighton Gardens Overhead View).
As noted on the overhead view, the residential properties bordering the Brighton Gardens have
a view of both the development itself, the small greenspace to the southeast, the parking lot to
the north, the drainage culvert and the partial treeline. The drainage culvert and parking lot can
be considered a generally negative influence but cannot be excluded without also excluding that
which is being quantified.

Todd Appraisal - PO Box 7215 - Kansas City, MO 64113
voice (816) 822.2424 - fax (224) 330.1656

05/03/2013

Page 42 of 73

Exhibit S  Brighton Gardens Plat
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Exhibit T  Brighton Gardens Overhead
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Significant characteristics include:
● Acres 4.42 (192,426.77 ft2)
● Year Built 1998
● Gross Building Area 80,382 sq. ft.
● Zoning R-1B
Only the properties on the south side of W. 71st St. and Cherokee are affected by the
development. When qualifying for properties affected by the development, those properties will
be compared against those properties on the interior loop between 71st St. and Cherokee St.
Other properties to the south along Windsor St, Canterbury St. and Falmouth were considered
separately as these properties are not under any halo effect due to the properties adjacent to
the golf course on the north side of W. 71st St. These premium properties sold along the golf
course on the north side of 71st St. were not considered for the purposes of comparison.
The southern properties include homes west of Cherokee Dr, east of Windsor St and north of
W. 75th St. Other influences that were not considered included homes in close proximity to
multifamily development to the west, commercial to the southwest and homes fronting W. 75th
St. to the south.
There were only three sales that have closed since January of 2009 that are affected by
Brighton Gardens. Other than the highest priced sale, which may be slightly larger than typical,
all appear to be typical sales for the market and are representative of the typical sales in this
area.
The first search involved the north side of Cherokee St and south W. 71st St from the junction of
Cherokee to slightly further east than the easternmost curve of Canterbury St. The immediate
area was determined to be the most relevant as direct competitors for those properties adjacent
to Brighton Gardens. There were nine sales found with one foreclosure and two sales that
substitute adequately for the slightly larger than typical home adjacent to Brighton Gardens.
Northern portion of Prairie Hills
_____________________________________
Survey Time Period: 01/2009+
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $198,316
0.98
1458
Unaffected Sales
Avg: $183,806
0.97
1519
_____________________________________

Exposure
37 DOM
97 CDOM
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A second analysis was performed that mostly involved the southern section of the subdivision
north of any properties affected by W. 75th St and the commercial development which
accompanies the location. In the past, this area has tended to trade lower than the northern
side, likely because of a higher number of smaller homes and a few homes without basements.
For the purposes of comparison, all distress and estate sales were eliminated from
consideration. The remaining homes were considered a meaningful distribution if the several
homes to the southeast that are larger and on larger lots than the typical property in the area
remain with the sample. These homes are not significantly larger than the aforementioned sales
in both previously considered searches and are thus not considered aberrant.
Southern portion of Prairie Hills
_____________________________________
Survey Time Period: 01/2009+
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $198,316
0.98
1458
Unaffected Sales
Avg: $192,747
0.97
1401
_____________________________________

Exposure
37 DOM
87 CDOM

Notable corrections for sale data
● The foreclosures were discounted from consideration.
● No sales without basements were included in consideration.
Conclusions
Adjacent to Brighton Gardens when compared to north Prairie Hills: 7.9% premium
Adjacent to Brighton Gardens when compared to south Prairie Hills: 2.9% premium
For the purposes of comparison, the Brighton Gardens market indicates a trade value for the
location as having a premium. This is potentially attributable to the efforts at landscaping and
the treeline as well as the preference for greenery rather than shared yards or yards adjacent
only to other single family use. This area shares enough with the subject property that the data
is likely a significant indicator of value for potential development at the Meadowbrook School
location if landscaping and greenspace treatments are developed as planned.
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Case Study Five, Village Shalom �

Village Shalom is a very well maintained complex similar to Mission Chateau's planned appeal.
There is a large common building to the east with minimal influence on single family
development. To the west of the development are individual single family dwellings that are
configured as townhomes/fourplexes to the east and single family homes to the west. The
appeal of the improvements is not dissimilar to Mission Chateau's planned villa development
with the exception that the rear of the single family homes in Village Shalom has a similar
appeal to a typical single family residence in other locations. The west property line shares a
long border with Dover Estates. Dividing the two developments is a single tree line of mature
trees and a partial fence.
The setbacks are significantly smaller than what is planned for Mission Chateau. The
residences in Dover Estates and Village Shalom are as little as 60' apart in some places and as
much as 80' in others. This is slightly inferior to the subject's planned setbacks, which are larger
and include landscaped space between improvements.
Otherwise the Village Shalom development is on more acreage and is similar in size to the
subject property. The architecture has the appeal of typical residential developments and cannot
be considered competitive with to the subject's planned appeal and quality. There is also
minimal greenspace and no water features visible or other significant features which generally
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Exhibit U  Village Shalom Plat
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Exhibit V  Village Shalom Overhead View
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demand a premium in residential markets. Despite differences, the development is very relevant
to the subject due to the similar layout and overall appeal of the complex as well as the shared
borders with residential development. See Exhibit U (Village Shalom Plat) and Exhibit V (Village
Shalom Overhead View).
Significant characteristics include:
● Acres 25.47 (1,109,816.94 ft2)
● Year Built 1999
● Gross Building Area approximately 220,012 sq. ft. +/● Zoning R-1
The search for market reaction is limited to Beverly St, which is the only residential street
adjacent to Village Shalom.
The first search for affected properties only yielded one sale which is directly affected by the
development. The property was a generally very well maintained and updated property but
otherwise unremarkable and sold at a significant premium. Due to the lack of data, a survey of
the market in the years prior to the credit crises was performed.
Over time, very few properties have transacted bordering Village Shalom. In order to find any
significant number of sales, the search had to be extended from early January 2002 to
December of 2003. The market was very stable at this time and did not experience significant
increases or decreases in value and thus is considered a reliable method of extracting relevant
data.
____________________________________
Survey Time Period: 01/01/2002 - 01/01/2004
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $208,600
0.98
2260
Unaffected Sales
Avg: $201,233
0.97
2396
_____________________________________

Exposure
24 DOM
76 DOM

The Dover Estates subdivision in general appears to transact less frequently, which could result
in a buyer's willingness to overpay for a property if it is the only home on the market. If current
market statistics are considered and the current sale is corrected to account for superior
condition, the resulting premium is 5.8%. As this is based upon a single sale, this data cannot
be considered conclusive. The market data from the early 2000's is the time in which
transactions are most plentiful and despite the changes in the market in the interim, view
premiums and discounts have remained relatively static for markets not experiencing distress.
The data from the above market survey is as relevant an indicator of affect on value as is
available and the need for a significant number of transactions takes precedence over a small
but more recent sample.

Todd Appraisal - PO Box 7215 - Kansas City, MO 64113
voice (816) 822.2424 - fax (224) 330.1656

05/03/2013

Page 50 of 73

Notable corrections for sale data
● � Properties along 123rd St. to the south, Lamar Ave. to the west were avoided so as not
to influence the unaffected properties with busy thoroughfares.
● � Properties on the north side of W. 121st St. back to multifamily and were not included in
any samples.
● � Blue Valley Christian Church occupies the southwest corner of the Lamar/123rd St
junction, and homes that are juxtaposed to that lot were avoided for use due to the
unknown market reaction of that external influence.
Conclusions
Adjacent to Village Shalom for recent transaction (after correcting for condition): 5.8% premium
Adjacent to Village Shalom for less recent sales (uncorrected for size): 3.7% premium
Adjacent to Village Shalom for less recent sales (corrected for size): 4.6% premium
For the purposes of comparison the Village Shalom market is an excellent substitution for the
subject. When concerning external influence, the Mission Chateau development is superior to
Village Shalom in every aspect. Furthermore, even though the data is older than preferable, the
number of sales without aberrant characteristics is rare enough that it cannot be ignored. The
fact that the premium exists is nearly certain but the reason for the premium is less obvious.
Given the lack of effort for an exterior appeal in comparison to the subject, there is no other
explanation as likely as a premium being assigned due to location proximate to greenspace.
As a means of verifying the greenery has not radically changed since the sales of the
comparables selected for comparison, the orthographic map from Johnson County was
examined for 2002-2004. There were some small changes noted concerning the landscaping
and there were still several villas not completed, but otherwise the great majority of the
development was complete including the landscaping. For the purposes of comparison, this
development shares significant similarities with the subject property and the premium can be
considered a good indicator of potential market reaction for the Meadowbrook School location.
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Case Study Six, Santa Marta �

Santa Marta is marketed as Johnson County's premier life care facility. The development is
similar to the subject in that the property has similar four walled architecture and 360°
landscaping. However, it should be noted that the landscaping is not complete and not nearly
as well developed as Brighton Gardens. Otherwise, the options for residents are nearly
identical and the amenities appear to be comparable.
Santa Marta is one of the newer senior care facility in Johnson County and appears very
competitive with the subject property except in regard to location. Newer properties in more
suburban locations are subject to greater setbacks and more greenscape than is typically
available in more urban areas. Furthermore, the market in which Santa Marta is located has
experienced significant distress over the last five years, which shortens the time frame in which
affected sales can be tested against typical interior lots.
Santa Marta is larger than the subject property, on a much larger lot and is located directly
abutting three city owned parks. Santa Marta appears to have some responsibility for caretaking
the parks, but the beneficial effect of location on the park is likely. Despite the differences, the
development still bears some relevance due to the quality of the property, the four-walled
architecture and the close proximity of some of the improvements to the single family
development to the north. There is a moderate property line dividing ownership between Santa
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Exhibit X  Santa Marta Plat
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Marta and the single family development to the north. To the south, there is limited residential
development and it's separated from Santa Marta by greenspace, a park, a water feature and
W. 116th St, a generally well traveled thoroughfare. See Exhibit X (Santa Marta Plat) and
Exhibit Y (Santa Marta Overhead View).
Significant characteristics include:
● Acres 25.7
● Year Built 2006
● Gross Building Area 335,055 sq. ft.
● Zoning RP-4
The initial search centered on the northern properties around Homestead Creek east of
Greenwood St. The means of comparison will be those properties to the immediate north of
Santa Marta, only utilizing those properties on the south side of W. 113th St, south and west of
Rene St. Other properties on the boundaries of the subdivision are influenced by multifamily
housing and other uses. The resulting sales were all distressed with the exception of the highest
priced property. Furthermore, all sales are significantly smaller than the typical sale in the
unaffected section of the development.
_____________________________________
Survey Time Period: 01/2009+
Affected Sales
Lp/Sp Ratio Finish SF
Avg: $245,625
0.99
2217
Unaffected Sales
Avg: $248,581
0.98
2978
_____________________________________

Exposure
202 DOM
79 CDOM

Considering that the market in this area is distressed but is not necessarily dominated or driven
by foreclosures, the foreclosure transactions will be corrected as will the size differences
between the samples. The resulting calculations reveal a 1.1% discount in the market and the
range, depending upon the adjustment applied for a foreclosure sale could indicate a discount
as high as 1.9% to a premium as high as 0.6%.
The south side of Santa Marta only affects a few homes in Walnut Ridge Estates, the only fully
developed subdivision that can be considered adjacent. Only one of those properties has
transacted since January 2009. The sale appeared typical for the market and can be considered
representative. The unaffected area of Walnut Ridge Estates has only experienced three
transactions in the same time period, one of which was a foreclosure. The highest of the two
sales is backing to wooded, undeveloped land which trades at a premium. For the purposes of
the analysis, Walnut Ridge Estates will not be considered due to the prevalence of aberrant
market data.
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Notable corrections for sale data
● � The foreclosures were corrected from 10% to 13% to account for market discount. The
13% is a market-tested accounting for the reaction when the condition of the foreclosure
was not considered. When the condition of the property was accounted for, a 10%
adjustment is more likely.
● � There were no adjustments made to account for condition, although all foreclosure sales
appeared in need of renovation and updating. The Realtor comments were too
unspecific to allow for a reliable correction.
● � No sales adjacent to S. Pflumm Rd. or are located on S. Greenwood St. were �
considered. �
● � No properties on the north and east side of the subdivision that adjoined multi family or
duplex housing was considered.
Conclusions
Adjacent to Santa Marta when assuming similar conditions of properties: 1.1% discount
Adjacent to Santa Marta when correcting for all factors except condition: 0.6% premium
For the purposes of comparison, the Santa Marta market is simply too chaotic to reliably draw
conclusions. Distress sales and size nonconformity to the north and a lack of sales to the south
result in too many factors that cannot be accounted for conclusively.
As a means to judge the impact of foreclosures in this market, a similar search was undertaken
to gauge the effects of single family residences bordering unimproved park land west of Santa
Marta. The result is that those properties that bordered the park land also received a discount in
slight excess of 1% whereas in the past there was a premium as high as 10%. The lack of a
premium for this location could be the same result as other premiums that disappear as a
market experiences distress: mainly that discounted foreclosures draw buyers who are no
longer required to pay a premium to receive an amenity.
The comparable location will still be utilized, mostly due to lack of other comparable
developments. To further complicate matters, Santa Marta’s landscaping, streetscaping and
relationship to it’s neighbors is vastly inferior to Mission Chateau’s planned improvements. For
the purposes of the report, the location will be considered a slight discount but the market data
will be given very little weight in the analysis.
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Conclusions and Recommendations
Proximity to Unimproved School Grounds
In regard to the question as to the effect of the Mission Chateau development, the available
evidence is subject to interpretation. There were no similar circumstances which could be
substituted exactly to discover market reactions, but the data indicating market reaction is
available if other factors are addressed and accounted for.
Of the case studies examining the proximity to a school and the benefits of being located on
unimproved lots, the first case study is the most relevant. The location, the similarity in affected
properties, the proximity to a busy street and the appeal of the school itself have so many
similarities to the subject that the evidence extracted must be considered to have the most
weight. The additional case studies that analyze this question do not share the number of
similarities to the subject and cannot be considered as relevant. The second case study is not
located on a busy street and the affected properties are not actually adjacent to the school
grounds. The third case study is located in the suburbs in a distressed market and had a large
number of anomalies in the sale data that could not be corrected for.
The reasons for the market reaction are less clear, but could be tied to the amount of traffic in
proximity to the school, the age of the school itself or the size of the unimproved school
grounds. There is not enough data nor are there enough market transactions near any of the
school grounds in question to provide an evidence based opinion. It is estimated that the
location juxtaposed to unimproved school grounds ranges from a 1 - 4% discount and for the
purposes of the assignment will be considered to be 3%.
Location on a Busy Street Across from a School
The evidence for this location is less certain due to the few number of sales which have this
characteristic. That being said, the evidence provided by the first case study was supported by
the evidence from the second. The results from the first case study are compelling, thus will be
used for primary reliance for the expected discount. It is estimated that the location on a busy
street across from a school is discounted on the market 7 - 10% and for the purposes of the
assignment will be considered to be 9%.
Market Reaction to Close Proximity to a Senior Living Center
The most relevant indicator for value that can substitute for the potential effect the subject will
have on neighbors immediately juxtaposed to a senior living center is the fourth case study. The
property is very similar to the subject in exterior appeal as well as the extensive landscaping
facing the residential development. The fifth case study is also considered relevant, but due to
the lack of recent data cannot be considered conclusive. The sixth comparable cannot be
considered to contribute meaningful information due to the lack of conclusive data and the
distressed nature of the area sales.
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The results from the first case study appear conclusive, but the driving forces behind the
premiums are not immediately evident. There appears to be a correlation between properties
with extensive landscaping and the finishing treatments for the exterior of the improvement
immediately facing the single family development. According to the plans for Mission Chateau,
all case studies would compete unfavorably with the subject. However, it should be noted that
changes in the subject's architecture and/or lot plans could have a significant impact in value. It
is considered a limiting condition to the report that the plans as included in this report will be
faithfully carried out or that any changes will be replaced with like/kind improvements. It is
estimated that the location adjacent to a senior living development with four walled architecture,
360° landscaping and premium greenspace will result in a 1 - 6% premium. For the purposes of
the assignment the premium will be considered to be 4%.
Additional Observation Regarding Traffic Flow
In the appraiser’s experience, the traffic study provided by the client does not take into account
the increased foot traffic and the capacity of the vehicles observed when entering and leaving
school grounds. Mission Road in this location is the most well-trafficked thoroughfare between
State Line Rd and Metcalf Ave (18,400 vehicles per day north of 89th St, according to Johnson
County) and any factor that can diminish the frequency of trips or the capacity of the vehicle
would be beneficial to a home located on or near Mission Rd.
As a means of comparison, please reference Exhibits N and O, which illustrate the traffic count
in the subject’s immediate market area as well as the traffic count in an analogous area of
Johnson County. In the appraiser’s experience, schools lead to more cut-through traffic on
interior roads than do other types of development, including retail and commercial.
When viewing the two maps, there are several points of comparison that should be noted. To
begin with, the traffic patterns in Corinth Meadows are far too high to be explained by residential
use. When viewing Exhibit O, the location at the corner of Connell Dr. and Knox Dr is analogous
in that this location is in close proximity to low use public buildings as well as very close
proximity to a well traveled thoroughfare. This location is also backing to Carpenter Elementary
School and is in close proximity to multi family development and commercial. The difference is
that there is no need for turn-around traffic close to Carpenter.
Other lots in close proximity to the subject are significantly traveled in comparison to interior lots
located on Exhibit O. Heavy traffic patterns are generally negatively correlated with residential
values and a decrease in cut-through traffic would increase the safety as well as the livability of
local neighborhoods. Of the neighborhoods in question, Corinth Meadows is likely to benefit
significantly from a decrease in cut-through traffic.
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Recommendations
Ahwahnee Principles: Benefits and Concerns
The Ahwahnee Principles were developed and adopted as official policy by the Local
Government Commission in 1991 and have since been slowly influencing building codes and
decisions regarding land use change. There are multiple facets to the Principles, including
community integration, poverty reduction and environmentalism. These goals are laudable, but
there are also aspects that have been proven to positively affect value and lengthen the
economic life of buildings and neighborhoods within communities.
Those aspects which Mission Chateau appears to do well would include the landscaping and
the use of water and common greenspaces to minimize barriers and enhance stakeholder's
enjoyment of common areas. The architecture also appears to conform to the area as much as
a 270,000 sq.ft. could be expected to. The single family developments to the south and
southwest have also been well protected from the influence of the views of the parking lots,
which according to The Principles can negatively influence value.
The area of concern noted on the plans is the northwestern parking lot to the rear of the skilled
care facility. The neighbor which will have the most significant view of the property is the
Somerset Apartments, which likely receives an unknown utility from any choice of views.
However, the home located at 8449 Somerset Dr. and 8501 Delmar Ln. should be shielded from
any influence an open parking lot in this location might convey. It is recommended that on
southwestward section of the lot the last five rows of parking facing southeast and the last five
to ten facing northwest are eliminated and replaced with additional parking on the northeast side
of building. The removed spaces should be replaced with trees, bushes or other greenery to
enhance the views from the private residences. See the attached Exhibit Z for graphical
illustration.

Todd Appraisal - PO Box 7215 - Kansas City, MO 64113
voice (816) 822.2424 - fax (224) 330.1656

05/03/2013

Page 59 of 73

Exhibit Z - Parking Recommendation
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Regarding Plans and Eventual Approval
It is well known and understood that in the process of property development, approval and
construction, different aspects of the original plans can be discarded in favor of other interests.
When this situation arises with the development of the subject property, it is crucial that certain
aspects of the development are retained in order to enhance rather than degrade neighborhood
value.
●
●

●
●

All exterior walls of the structure are visible to neighbors and to the neighborhood at
large and thus should retain a similar aspect to all viewers.
360° landscaping and premium greenspace appear to hold an inherent value in the
market. The planned water features generally are considered a significant benefit and
should remain.
The improvements adjacent to the single family development to the south should remain
villas as that style development appears to have a positive correlation with value.
The barrier between Mission Chateau and the single family residences to the south and
southwest should be an integrated part of the subject’s landscaping and not allowed to
run wild. Considering the general evidence of a benefit for a landscaped barrier between
disparate uses, the benefit appears to be more pronounced and consistent when the
barriers are landscaped.

This consultation was performed with the understanding that Mission Chateau will be based
upon the plans provided. Any changes, even like/kind changes diminish the applicability of the
report in relation to the subject and can ultimately result in opinions that do not have relevance
to the subject when complete.
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ASSUMPTIONS AND LIMITING CONDITIONS
 Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the property or
properties being appraised are structurally sound, seismically safe and code conforming; that all building systems
(mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major deferred maintenance or repair
required; that the roof and exterior are in good condition and free from intrusion by the elements; that the property or properties
have been engineered in such a manner that the improvements, as currently constituted, conform to all applicable local, state, and
federal building codes and ordinances. Appraisal professionals are not engineers and are not competent to judge matters of an
engineering nature. Todd Appraisal. has not retained independent structural, mechanical, electrical, or civil engineers in
connection with this consultation and therefore, makes no representations relative to the condition of improvements. If questions
in these areas are critical to the decision process of the reader, the advice of competent engineering consultants should be
obtained and relied upon. It is specifically assumed that any knowledgeable and prudent purchaser would, as a precondition to
closing a sale, obtain a satisfactory engineering report relative to the structural integrity of the property and the integrity of
building systems. Structural problems and/or building system problems may not be visually detectable. If engineering consultants
retained should report negative factors of a material nature, or if such are later discovered, relative to the condition of
improvements, such information could have a substantial negative impact on the conclusions reported in this appraisal.
Accordingly, if negative findings are reported by engineering consultants, the Consultant reserves the right to amend the
appraisal conclusions reported herein.
 Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the property
was not observed by the consultants. The Consultant has no knowledge of the existence of such materials on or in the property.
The Consultant however, is not qualified to detect such substances. The presence of hazardous substances or materials may
affect the value of the property. The value estimate is predicated on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is assumed for any such conditions, or for any expertise or
engineering knowledge required for discovery. The client is urged to retain an expert in this field, if desired.
 All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real
property, have been disregarded with only real property being considered in the report unless otherwise stated. Any existing or
proposed improvements, on or offsite, as well as any alterations or repairs considered, are assumed to be completed in a
workmanlike manner according to standard practices based upon the information submitted to the Consultant. This report may be
subject to amendment upon reinspection of the subject subsequent to repairs, modifications, alterations and completed new
construction. Any estimate of Market Value is as of the date indicated; based upon the information, conditions and projected
levels of operation.
 It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons designated by
the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal report.
Unless otherwise specifically noted in the appraisal report the Consultant has no reason to believe that any of the data furnished
contain any material error. The Consultant reserves the right to amend conclusions reported if made aware of any such error.
Accordingly, the clientaddressee should carefully review all assumptions, data, relevant calculations, and conclusions within 30
days after the date of delivery of this report and should immediately notify Todd Appraisal of any questions or errors.
 The Consultant assumes no private deed restrictions, limiting the use of the subject in any way.
 Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface rights of value
involved in this appraisal, nor are the rights associated with extraction or exploration of such elements considered unless
otherwise stated in this appraisal report. Unless otherwise stated it is also assumed that there are no air or development rights of
value that may be transferred.
 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the
information and assumptions contained within the report. Any projections of income, expenses and economic conditions utilized
in this report are not predictions of the future. Rather, they are estimates of market expectations. The achievement of the financial
projections will be affected by fluctuating economic conditions and is dependent upon other future occurrences that cannot be
assured. Actual results may vary from the projections considered herein. The Consultant does not warrant these forecasts will
occur. Projections may be affected by circumstances beyond the current realm of knowledge or control of the Consultant..
 Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct or
indirect recommendation of the Consultant to buy, sell, or hold the properties at the value stated. Such decisions involve
substantial investment strategy questions and must be specifically addressed in consultation form.
 Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or
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regulations governing use, density, or shape are being considered. The property is analyzed assuming that all required licenses,
certificates of occupancy, consents, or other legislative or administrative authority from any local, state, nor national government
or private entity or organization have been or can be obtained or renewed for any use on which the value estimates contained in
this report is based, unless otherwise stated.
 This study may not be duplicated in whole or in part without the specific written consent of Todd Appraisal, nor may this report
or copies hereof be transmitted to third parties without said consent, which consent the Consultant reserves the right to deny.
Exempt from this restriction is duplication for the internal use of the clientaddressee and/or transmission to attorneys,
accountants, or advisors of the clientaddressee. Also exempt from this restriction is transmission of the report to any court,
governmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal was prepared,
provided that this report and/or its contents shall not be published, in whole or in part, in any public document without the express
written consent of Todd Appraisal. which consent the Consultant reserves the right to deny.
 This report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or to make a
“sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, as amended. Any
third party, not covered by the exemptions herein, who may possess this report, is advised that they should rely on their own
independently secured advice for any decision in connection with this property. Todd Appraisal and the Consultant shall have no
accountability or responsibility to any such third party.
 Any value estimate provided in the report applies to the entire property, and any proration or division of the title into fractional
interests will invalidate the value estimate, unless such proration or division of interests has been set forth in the report.
 No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or knowledge
beyond that customarily employed by real estate consultants. Values and opinions expressed presume that environmental and
other governmental restrictions/conditions by applicable agencies have been met, including but not limited to seismic hazards,
flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, allowable uses, building codes, permits,
licenses, etc. No survey, engineering study or architectural analysis has been made known to the Consultant unless otherwise
stated within the body of this report. If the Consultant has not been supplied with a termite inspection, survey or occupancy
permit, no responsibility or representation is assumed or made for any costs associated with obtaining same or for any
deficiencies discovered before or after they are obtained. No representation or warranty is made concerning obtaining these
items. Todd Appraisal assumes no responsibility for any costs or consequences arising due to the need, or the lack of need, for
flood hazard insurance. An agent for the Federal Flood Insurance Program should be contacted to determine the actual need for
Flood Hazard Insurance.
 Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special
assumptions set forth in this report. It is the responsibility of the Client, or client’s designees, to read in full, comprehend and thus
become aware of the aforementioned contingencies and limiting conditions. Neither the Consultant nor Todd Appraisal assumes
responsibility for any situation arising out of the Client’s failure to become familiar with and understand the same. The Client is
advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting profession if so desired.
 Todd Appraisal assumes that the subject analyzed herein will be under prudent and competent management and ownership;
neither inefficient or superefficient.
 It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless
noncompliance is stated, defined and considered in this appraisal report.
 No survey of the boundaries of the property was undertaken. All areas and dimensions furnished are presumed to be correct.
It is further assumed that no encroachments to the realty exist.
 The Americans with Disabilities Act (ADA) became effective January 26, 1992. Notwithstanding any discussion of possible
readily achievable barrier removal construction items in this report, the Consultant has not made a specific compliance survey
and analysis of this property to determine whether it is in conformance with the various detailed requirements of the ADA. It is
possible that a compliance survey of the property together with a detailed analysis of the requirements of the ADA could reveal
that the property is not in compliance with one or more of the requirements of the ADA. If so, this fact could have a negative
effect on the value estimated herein. Since Todd Appraisal has no specific information relating to this issue, nor is the Consultant
qualified to make such an assessment, the effect of any possible noncompliance with the requirements of the ADA was not
considered.
 The Client shall not indemnify Consultant or hold Consultant harmless unless and only to the extent that the Client
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client
approximately result in damage to Consultant. Notwithstanding the foregoing, Consultant shall have no obligation
under this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of a Client and is
not contributed to by any act or omission (including any failure to perform any duty imposed by law) by Consultant. Client shall
indemnify and hold Consultant harmless from any claims, expenses, judgments or other items or costs arising as a result of the
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Client's failure or the failure of any of the Client's agents to provide a complete copy of the appraisal report to any third party. In
the event of any litigation between the parties, the prevailing party to such litigation shall be entitled to recover, from the other,
reasonable attorney fees and costs.
 The report is for the sole use of the client; however, client may provide only complete, final copies of the report in its entirety
(but not component parts) to third parties who shall review such reports in connection with loan underwriting or other efforts.
Please note that our consent to allow a consulting report prepared by Todd Appraisal or portions of such report, to become part
of or be referenced in any public offering, the granting of such consent will be at our sole discretion and, if given, will be on
condition that we will be provided with an Indemnification Agreement and/or NonReliance letter, in a form and content
satisfactory to us, by a party satisfactory to us. We do consent to your submission of the reports to rating agencies, loan
participants or your auditors in its entirety (but not component parts) without the need to provide us with an Indemnification
Agreement and/or NonReliance letter.
 Concerning Extraordinary Assumptions Per USPAP, the definition of an extraordinary assumption is an assumption, directly
related to a specific assignment, which, if found to be false, could alter the appraiser's opinions or conclusions.
 Per USPAP Standards Rule 12, (g commentary): An extraordinary assumption may be used in an assignment only if:
1. It is required to properly develop credible opinions and conclusions
2. The appraiser has a reasonable basis for the extraordinary assumption
3. Use of the extraordinary assumption results in a credible analysis
4. The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary assumptions.
 In the subject's case, all USPAP criteria has been met. For the purposes of the appraisal, the extraordinary assumption will be
assumed to be true. If contrary information becomes available, the appraiser reserves the right to change the value conclusions.
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SR-4 and SR-5, Real Property Appraisal Consulting, Development and Reporting
Standards Rule 4-2
In developing real property appraisal consulting assignment results, an appraiser must:
(a) identify the client and other intended users
●
The client is identified as Joe Tutera and Greg Hoefer
(b) identify the intended use of the appraisal consulting assignment results
●
The use is to determine the potential impact of the Mission Chateau development on surrounding residential
homes.
(c) identify:
(i) the analysis, recommendation or opinion to be developed; and
●
The methodology for analysis is explained in the section entitled Case Studies and Methodology for
Comparison.
●
The Consultant has been engaged to do the following:
○
determine the value influence immediate proximity to unimproved school grounds conveys,
○
determine the value influence immediate proximity to a senior living center conveys,
○
develop an opinion as to the influence of busy roads in close proximity to schools on neighborhood
property values,
○
convey any observations noted during the course of research that appear to positively influence
neighborhood values and/or minimize the effects of use transition in close proximity to a residential
neighborhood.
(ii) the type and definition of value developed in the appraisal(s) that is a necessary component of an analysis
supporting the appraisal consulting assignment results;
●
The type of value developed in the Consultation is the Contributory Value and it’s effects on Market Value as
defined in the Glossary (attached).
(d) identify the effective date of the appraisal consulting assignment results;
●
The effective date of the Consulting assignment is 04/22/2013.
(e) identify the physical, legal, and economic characteristics of the property, properties, property type(s), or market
area that are relevant to:
(i) the analysis, recommendation or opinion to be developed in the appraisal consulting assignment;
●
As defined in the Project Description
(ii) and an opinion of value that is a necessary component of an analysis supporting the appraisal consulting
assignment results;
●
As explained in the Methodology for Comparison
(f) identify any extraordinary assumptions necessary in the appraisal consulting assignment and in developing the
opinion(s) of value necessary to support the appraisal consulting assignment results;
●
As noted in the Conclusion Concerning Market Conditions, Regarding Plans and Eventual Approval, and
Assumptions and Limiting Conditions sections.
(g) identify any hypothetical conditions necessary in the appraisal consulting assignment and in developing the
opinion(s) of value necessary to support the appraisal consulting assignment results; and
●
As noted in the Limiting Conditions section.
(h) determine the scope of work necessary to produce credible assignment results in accordance with the SCOPE
OF WORK RULE, including:
(i) the appraisal consulting methods and techniques to be employed, and
(ii) the research and analysis required to:
- ascertain the relevance and credibility of an opinion of value obtained from a source other than the appraiser
performing the appraisal consulting assignment, or
- develop an opinion of value that is a necessary component of an analysis supporting the appraisal consulting
assignment results;
●
As explained in the Methodology for Comparison
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Standards Rule 5-3
I certify that, to the best of my knowledge and belief:
— the statements of fact contained in this report are true and correct.
— the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are my personal, impartial,
and unbiased professional analyses, opinions, conclusions, and
recommendations.
— I have no present or prospective interest in the property that is the subject of
this report, and I have no personal interest with respect to the parties involved.
— I have performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.
— I have no bias with respect to any property that is the subject of this report or
to the parties involved with this assignment.
— my engagement in this assignment was not contingent upon developing or
reporting predetermined results.
— my compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value opinion, the attainment of a
stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal consulting assignment.
— my analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice.
— I have made a personal inspection of the property that is the subject of this
report.
— no one provided significant real property appraisal or appraisal consulting
assistance to the person signing this certification.

Signed,

Jason T. Ormiston
KS Certification R-1354

Date: 05/02/2013
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Glossary of Terms
assessed value Assessed value applies in ad valorem
taxation and refers to the value of a property according
to the tax rolls. Assessed value may not conform to
market value, but it is usually calculated in relation to a
market value base.
cash equivalency The procedure in which the sale
prices of comparable properties sold with atypical
financing are adjusted to reflect typical market terms.
contract rent The actual rental income specified in a
lease.
conformity Relates to a rule asserting that the land
ought to be used to rationally be conventional with the
customs/laws prevailing in a locality with a view to
uphold the utmost value of the property. In this case, the
term reasonable or rational signifies the extent of
conformity or compliance. It needs to be mentioned here
that compliance in excess often results to repetitiveness
that may be equally damaging to the value as the total
absence of conformity.
contribution Denotes an evaluation rule asserting that
the worth of any element of real estate is determined by
what it attaches to the net earnings on the basis of its
existence or lessens from the net earnings/market value
owing to its non-existence. In this case the net income is
also the market value of the property, in the event the
property concerned does not yield any earnings. The
principle of contribution is also often called the principle
of marginal productivity.
contributory value The value contributed by a
component or part to the total value of the whole.
Contributory value is most commonly used in real estate
to refer to the contribution made by a particular feature
or component to the value of the whole property.
disposition value The most probable price which a
specified interest in real property is likely to bring under
all of the following conditions: 1) Consummation of a
sale will occur within a limited future marketing period
specified by the client; 2) The actual market conditions
currently prevailing are those to which the appraised
property interest is subject; 3) The buyer and seller is
each acting prudently and knowledgeably; 4) The seller
is under compulsion to sell; 5) The buyer is typically
motivated; 6) Both parties are acting in what they
consider their best interests; 7) An adequate marketing
effort will be made in the limited time allowed for the
completion of a sale; 8) Payment will be made in cash in
U.S. dollars or in terms of financial arrangements
comparable thereto; and 9) 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.
DOM Days on market. A measure of the length of time a
property is exposed to the market.
effective rent The rental rate net of financial
concessions such as periods of no rent during the lease
term; may be calculated on a discounted basis, reflecting
the time value of money, or on a simple, straight-line
basis.
excess land In regard to an improved site, the land not
needed to serve or support the existing improvement. In
regard to a vacant site or a site considered as though
vacant, the land not needed to accommodate the site’s

primary highest and best use. Such land may be
separated from the larger site and have its own highest
and best use, or it may allow for future expansion of the
existing or anticipated improvement. See also surplus
land.
extraordinary assumption An assumption directly
related to a specific assignment, which, if found to be
false, could alter the appraiser’s opinions or conclusions.
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 an analysis. See also hypothetical condition.
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; also
called building-to-land ratio.
foreclosure A legal procedure by which mortgaged
property is sold, upon default, in order to satisfy a debt.
full service lease A lease in which rent covers all
operating expenses. Typically, full service leases are
combined with an expense stop, the expense level
covered by the contract lease payment. Increases in
expenses above the expense stop level are passed
through to the tenant and are known as expense
passthroughs.
going concern value Going concern value is the value
of a proven property operation. It includes the
incremental value associated with the business concern,
which is distinct from the value of the real estate only.
Going concern value includes an intangible
enhancement of the value of an operating business
enterprise which is produced by the assemblage of the
land, building, labor, equipment, and marketing
operation. This process creates an economically viable
business that is expected to continue. Going concern
value refers to the total value of a property, including
both real property and intangible personal property
attributed to the business value.
gross building area (GBA) The total floor area of a
building, including below-grade space but excluding
unenclosed areas, measured from the exterior of the
walls. Gross building area for office buildings is
computed by measuring to the outside finished surface
of permanent outer building walls without any
deductions. All enclosed floors of the building including
basements, mechanical equipment floors, penthouses,
and the like are included in the measurement. Parking
spaces and parking garages are excluded.
hypothetical condition That which is contrary to what
exists but is supposed for the purpose of analysis.
Hypothetical conditions assume conditions contrary to
known facts about physical, legal, or economic
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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 also extraordinary assumption.
investment value Investment value is the value of an
investment to a particular investor based on his or her
investment requirements. In contrast to market value,
investment value is value to an individual, not value in
the marketplace. Investment value reflects the subjective
relationship between a particular investor and a given
investment. When measured in dollars, investment value
is the price an investor would pay for an investment in
light of its perceived capacity to satisfy his or her
desires, needs, or investment goals. To estimate
investment value, specific investment criteria must be
known. Criteria to evaluate a real estate investment are
not necessarily set down by the individual investor; they
may be established by an expert on real estate and its
value, that is, an appraiser.
leased fee See leased fee estate
leased fee estate An ownership interest held by a
landlord with the right of use and occupancy conveyed
by lease to others. The rights of the lessor (the leased
fee owner) and the leased fee are specified by contract
terms contained within the lease.
leasehold See leasehold estate
leasehold estate The interest held by the lessee (the
tenant or renter) through a lease conveying the rights of
use and occupancy for a stated term under certain
conditions.
list to sales price ratio The final sale price (what a
buyer pays for the home) divided by the last list price
expressed as a percentage. The ratio is an indication of
whether homes are selling above, at or below list prices.
liquidation value The most probable price which a
specified interest in real property is likely to bring under
all of the following conditions: 1) Consummation of a
sale will occur within a severely limited future marketing
period specified by the client; 2) The actual market
conditions currently prevailing are those to which the
appraised property interest is subject; 3) The buyer is
acting prudently and knowledgeably; 4) The seller is
under extreme compulsion to sell; 5) The buyer is
typically motivated; 6) The buyer is acting in what he or
she considers his or her best interests; 7) A limited
marketing effort and time will be allowed for the
completion of a sale; 8) Payment will be made in cash in
U.S. dollars or in terms of financial arrangements
comparable thereto; and 9) 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.
market rent The most probable rent that a property
should bring in a competitive and open market reflecting
all conditions and restrictions of the specified lease
agreement including term, rental adjustment and
revaluation, permitted uses, use restrictions, and
expense obligations; the lessee and lessor each acting
prudently and knowledgeably, and assuming
consummation of a lease contract as of a specified date
and the passing of the leasehold from lessor to lessee
under conditions whereby: 1) lessee and lessor 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 in
the open market; 4) the rent payment is made in terms of
cash in U.S. dollars and is expressed as an amount per
time period consistent with the payment schedule of the
lease contract; and 5) the rental amount represents the
normal consideration for the property leased unaffected
by special fees or concessions granted by anyone
associated with the transaction.
market value Market value is one of the central
concepts of the appraisal practice. Market value is
differentiated from other types of value in that it is
created by the collective patterns of the market. Market
value means the most probable price which a property
should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming
the price is not affected by undue stimulus. Implicit in
this definition is the consummation of a sale as of a
specified date and the passing of title from seller to
buyer under conditions whereby: 1) A reasonable time is
allowed for exposure in the open market; 2) Both parties
are well informed or well advised, and acting in what
they consider their own best interests; 3) Buyer and
seller are typically motivated; 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.
marketing period The time it takes an interest in real
property to sell on the market subsequent to the date of
an appraisal.
net lease Lease in which all or some of the operating
expenses are paid directly by the tenant. The landlord
never takes possession of the expense payment. In a
Triple Net Lease all operating expenses are the
responsibility of the tenant, including property taxes,
insurance, interior maintenance, and other
miscellaneous expenses. However, management fees
and exterior maintenance are often the responsibility of
the lessor in a triple net lease. A modified net lease is
one in which some expenses are paid separately by the
tenant and some are included in the rent. net rentable
area (NRA) 1) The area on which rent is computed. 2)
The Rentable Area of a floor shall be computed by
measuring to the inside finished surface of the dominant
portion of the permanent outer building walls, excluding
any major vertical penetrations of the floor. No
deductions shall be made for columns and projections
necessary to the building. Include space such as
mechanical room, janitorial room, restrooms, and lobby
of the floor.
occupancy rate The relationship or ratio between the
income received from the rented units in a property and
the income that would be received if all the units were
occupied.
progression This is considered an augmentation of the
principle of conformity. According to the principle of
progression, when properties of different values exist in
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the same neighborhood the value of an inferior real
estate property is likely to have a helpful effect owing to
the presence of another property of superior value.
prospective value opinion A forecast of the value
expected at a specified future date. A prospective value
opinion is most frequently sought in connection with real
estate projects that are proposed, under construction, or
under conversion to a new us, or those that have not
achieved sellout or a stabilized level of long-term
occupancy at the time the appraisal report is written.
reasonable exposure time The estimated length of
time the property interest being appraised would have
been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective
date of the appraisal; a retrospective opinion based upon
an analysis of past events assuming a competitive and
open market.
regression This is considered an augmentation of the
principle of conformity. This principle of conformity
asserts that in order to uphold the utmost market value,
the land ought to be made use of in rational conformity
with the prevailing norms. In effect, when disparate real
estate properties exist in the same neighborhood, the
property with a lower market value will have a negative
influence on the property possessing a superior value.
real estate owned (REO) Property owned by a lender.
The final step in the foreclosure process.
rent See full service lease, net lease, market rent,
contract, coupon, face, or nominal rent effective rent
shell rent The typical rent paid for retail, office, or
industrial tenant space based on minimal “shell” interior
finishes (called plain vanilla finish in some areas).
Usually the landlord delivers the main building shell
space or some minimum level of interior build-out, and
the tenant completes the interior finish, which can
include wall, ceiling, and floor finishes; mechanical
systems, interior electric, and plumbing. Typically these

are long-term leases with tenants paying all or most
property expenses.
substitution Prospective buyers will act sensibly and
discreetly depending on the facts regarding the
replacement properties available. In addition, this rule
states that time is never a significant issue in such cases
as the buyer may acquire a substitute property without
unnecessary postponement.
surplus land Land not necessary to support the highest
and best use of the existing improvement but, because
of physical limitations, building placement, or
neighborhood norms, cannot be sold off separately.
Such land may or may not contribute positively to value
and may or may not accommodate future expansion of
an existing or anticipated improvement. See also excess
land.
usable area 1) The area actually used by individual
tenants. 2) The Usable Area of an office building is
computed by measuring to 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. Excludes areas such as mechanical rooms,
janitorial room, restrooms, lobby, and any major vertical
penetrations of a multi-tenant floor.
use value Use value is a concept based on the
productivity of an economic good. Use value is the value
a specific property has for a specific use. Use value
focuses on the value the real estate contributes to the
enterprise of which it is a part, without regard to the
property’s highest and best use or the monetary amount
that might be realized upon its sale.
value indication An opinion of value derived through
application of the appraisal process.
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Exhibit: Elevation Sketches from Plans
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