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March 9, 2017 
 
Ms. Karen A. Stires, Acting Chief 
Real Estate Services Division 
Howard County Department of Public Works 
3430 Courthouse Drive 
Ellicott City, MD  21043 
 
Project Number: C-0309  
Property Name: Howard MD Green LLC 
Property Address: 9020 Mendenhall Court 
   Columbia, MD  21045 
 
Dear Ms. Stires: 
 
As requested, we have inspected the subject property to estimate the Market Value of the 
Fee Simple interest as of March 6, 2017, the effective date of the appraisal. The subject 
property consists of a 3.685-acre site improved by with a circa 1982, 49,280 square foot 
masonry flex-space building.  
  
The appraisal problem is to estimate the market value of the Fee Simple interest of the 
subject property as of the inspection date March 6, 2017. In answering the appraisal 
question, the interior and exterior of the building was inspected with observations made 
from various points in and around the property and from neighboring properties. In 
addition to the onsite inspection, additional sources include the Maryland Department of 
Assessment and Taxation, CoStar, Metropolitan Regional Information Systems, as well as 
data from county, state and federal agencies. The Direct Sales Comparison and Income 
Approaches are used to estimate market value. This appraisal is completed in accordance 
with the Uniform Standards of Professional Appraisal Practice. 
 
In consideration of the facts presented in this report, it is our opinion the Fee Simple 
Value of the subject as of March 6, 2017, is: 

 
FIVE MILLION THREE HUNDRED THOUSAND DOLLARS ……… $5,300,000.00 

 
This appraisal is completed under the Extraordinary Assumption that the subject roof and 
mechanical systems are in average, functional condition. The use of Extraordinary 
Assumptions and/or Hypothetical Conditions might have affected the assignment 
results.  
 



 

S. H. MULLER & ASSOCIATES, LLC                                                                                                                                   3  

Ms. Karen A. Stires  
C-0309  
March 9, 2017 
Page 2 
 
 
The supporting data, analysis, and conclusions upon which this value is based are 
contained in the accompanying report. 
 
Respectfully submitted,  
 

       
James B. Crafton     Stephen H. Muller, SRA 
Certified General Appraiser    Certified General Appraiser 
MD License #40007430    MD License #40001022 
 
SHM/JBC 
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EXECUTIVE SUMMARY 
 

Project Number:   C-0309 
 
Property Owner:   Howard MD Green LLC  
 
Project Address:   9020 Mendenhall Court  
     Columbia, MD  21045 
 
Owner:    Howard MD Green LLC 
     c/o Greenfield Partners 

50 North Water Street 
     South Norwalk, CT  06854 
 
Property Description:  3.685-acre site improved with a 49,280-square 

foot circa 1982 masonry warehouse 
 

Zoning:    NT – New Town District 
 

Present Use:   5-bay flex-space office/warehouse 
 

Highest and Best Use:  Flex-space office/warehouse 
 

Estimates of Value: 
   

 

Cost Approach N/A

Direct Sales Comparison Approach 5,322,000$        

Income Approach 5,261,000$        

Reconciled Estimate of Market Value 5,300,000$     

 
This appraisal is completed under the Extraordinary Assumption that the subject roof and 
mechanical systems are in average, functional condition. The use of Extraordinary 
Assumptions and/or Hypothetical Conditions might have affected the assignment 
results. 
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PROJECT INFORMATION AND OWNERSHIP DATA 
 
I. PROJECT INFORMATION 
 
 A. Legal Name of Applicant:  Real Estate Services Division 
       Howard County Department 
        of Public Works 
       3430 Courthouse Drive 
       Ellicott City, MD  21043 
 
 B. Contract Number of Application: 4400002223/3 
 
 C. Project Name:    N/A 
 
 D. Location of Property:   9020 Mendenhall Court 
       Columbia, MD  21045 
 
II. OWNERSHIP DATA 
 
 A. Legal Owner:    Howard MD Green LLC 
           
 B. Mailing Address:   c/o Greenfield Partners 

50 North Water Street 
       South Norwalk, CT  06854 
        
 C. Property Address:   9020 Mendenhall Court 
       Columbia, MD  21045 
 
 D. Tax Map ID:    36/23/469; Parcel X 
 
 E. Date Acquired:    July 24, 2012 
 
 F. Deed/Liber:    14227/405 
 
 G. Consideration:    $3,943,000 
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 UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS 
 
 In conducting this appraisal, your appraiser has assumed that: 
 
 1. Title to the land is good and marketable. 
 
 2. The property is appraised as though under competent management in responsible 

ownership and is free and clear of all encumbrances and liens other than those 
mentioned in this report. 

 
 3. The information supplied by others is correct, and the revenue stamps placed on 

the deeds used to indicate the sale prices are in correct relation to the actual dollar 
amount of the individual transactions. 

 
 4. There are no hidden or undisclosed sub-soil conditions. No consideration has been 

given to oil or mineral rights, if outstanding. 
 
 5. All general codes, ordinances, regulations, or statutes affecting the property have 

been and will be enforced and the property is not subject to flood plain or utility 
restrictions or moratoriums except as reported to your appraiser and contained in 
this report. 

 
 6. The party for whom this report is prepared has reported to the appraiser, original 

existing conditions or development plans that would subject this property to the 
regulations of the Securities and Exchange Commission or similar agencies on the 
state or local level. 

 7. No responsibility is assumed by the appraiser for legal matters, nor is any opinion 
on the title rendered herewith. 

 
 8. The appraiser herein, by reason of this report is not to be required to give 

testimony in court with reference to the property appraised, unless arrangements 
have been previously made therefore. 

 
 9. The appraiser has made no survey of the property and assumes no responsibility in 

connection with such matters. Any sketch or identified survey of the property 
included in this report is only for the purpose of assisting the reader to visualize 
the property. The appraisal covers the property as described in this report and the 
areas and dimensions as shown herein are assumed to be correct. 

 
10. The distribution of the total valuation in this report between land and 

improvements applies only under the reported highest and best use of the 
property. The allocations of value for land and improvements must not be used in 
conjunction with any other appraisal and are invalid if so used. 
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS (continued) 
 
11. No environmental impact studies were either requested or made in conjunction 

with this appraisal, and the appraisal hereby reserves the right to alter, amend, 
revise, or rescind any of the value opinions based upon any subsequent 
environmental impact studies, research, or investigation. 

 
12. Neither all nor any part of the contents of this report (especially any conclusions as 

to value, the identity of the appraiser or the firm with which he is concerned, or 
any reference to the Appraisal Institute) shall be disseminated to the public 
through advertising media, public means of communication without the prior 
written consent and approval of the undersigned. 

 
13. The appraiser assumes completion of the improvements in a workmanlike manner, 

within a reasonable period of time and in accordance with final plans and 
specifications. This appraisal is subject to a review by the appraiser of the final 
plans and specifications. 

 
14. 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 appraiser. 
The appraiser has no knowledge of the existence of such materials on or in the 
property. The appraiser, however, is not qualified to detect such substances. The 
presence of substances such as asbestos, urea-formaldehyde foam insulation or 
other potentially hazardous materials may affect the value of the property. The 
value estimate is predicted on the assumption that there is no such material on or 
in the property that would cause a loss in value. No responsibility is assumed for 
any such conditions, or for any expertise or engineering knowledge required to 
discover them. The client is urged to retain an expert in this field, if desired. 

 
EXTRAORDINARY ASSUMPTION 
 

This appraisal is completed under the Extraordinary Assumption that the subject 
roof and mechanical systems are in average, functional condition. The use of 
Extraordinary Assumptions and/or Hypothetical Conditions might have affected 
the assignment results. 

 
 



 

S. H. MULLER & ASSOCIATES, LLC                                                                                                                                   9  

CERTIFICATE OF APPRAISAL 
 
The undersigned do hereby certify that, except as otherwise noted in this appraisal 
report: 

• 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 our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

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

• We have not performed any other 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. 

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

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

• Our 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. 

• Our analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

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

• No one provided significant real property appraisal assistance to the person signing this 
certification.1 

As of the date of this report, I, Stephen H. Muller, SRA, have completed the continuing 
education program of the Appraisal Institute. As of the date of this report, I, James B. 
Crafton, have completed the Standards and Ethics Education Requirement of the 
Appraisal Institute for Associate Members. 

  

     

James B. Crafton      Stephen H. Muller, SRA 
Certified General Appraiser     Certified General Appraiser 

MD License #40007430     MD License #40001022 

                     
1
Uniform Standards of Professional Appraisal Practice 2016-2017 Edition, Appraisal Standards Board, The Appraisal Foundation 
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APPRAISER QUALIFICATIONS 
Stephen H. Muller, SRA 
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DEFINITIONS 

 
Market Value - 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, 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 the seller to the buyer under conditions whereby: 
 
(1) Buyer and seller are typically motivated. 
(2) Both parties are well informed or well advised and each acting in what he 

considers his own best interest. 
(3) A reasonable time is allowed for exposure in the open market. 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto. 
(5) The price represents a normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale.2  

 
Fee Simple - Fee Simple is defined as "absolute ownership unencumbered by any other 
interest or estate; subject only to the limitations imposed by the governmental powers of 
taxation, eminent domain, police power, and escheat.”3 

 
Leased Fee – A ownership interest where the possessory interest has been granted to 
another party by creation of a contractual landlord – tenant relationship.4 
 
Extraordinary Assumption - An assumption, directly related to a specific assignment, 
which, if found to be false, could alter the appraiser’s opinions or conclusion. 
Extraordinary assumptions presume as fact otherwise uncertain information about the 
physical, legal, or economic characteristics of the subject property; or about condition 
external to the property, such as market conditions, or trends; or about the integrity of 
data used in an analysis.5 

 
Hypothetical Condition - That which is contrary to what exists, but is supposed for the 
purpose of analysis.  Hypothetical condition assumes conditions contrary to known fact 
about the 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.6 

                     
2
Department of the Treasury - Office of the Comptroller of the Currency 12 CFR, Part 34, Sub-part C - Appraisals, 34.42(g); 55 

Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202, April 9, 1992; 59 Federal Register 29499, 
June 7, 1994 
3 

The Dictionary of Real Estate Appraisal, 6th edition, Appraisal Institute
 

4Ibid 
5 

Uniform Standards of Professional Appraisal Practice 2016-2017 Edition, Appraisal Standards Board, The Appraisal Foundation
 

6 
Ibid
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DEFINITIONS (continued) 
 

Easement - The right to use another’s land for a stated purpose.7 
 
INTEREST APPRAISED 

This appraisal is made of the Fee Simple interest.  
 
EFFECTIVE DATE OF THE APPRAISAL 

The effective date of the appraisal and the date of the inspection is March 6, 2017.  
 
INTENDED USE OF THE APPRAISAL 

This appraisal was made as a basis for estimating the Market Value for the potential 
acquisition of the subject by Howard County. 
 
INTENDED USER OF THE APPRAISAL 

The intended user of this appraisal is Howard County, Maryland. 
 
SCOPE OF THE APPRAISAL 

The appraisal problem is to estimate the market value of the fee simple interest. In 
answering the appraisal question, the interior and exterior of the building was inspected 
on March 6, 2017 and observations were made from various points on the site and from 
neighboring properties.  
 
The Direct Sales Comparison and Income Approaches are developed.  The Cost Approach 
is not considered necessary to produce credible results and is therefore omitted.  
 
In addition to the on-site inspection, various sources are referred to including the listing 
broker, land and tax records, aerial photography, county, state and federal agencies. We 
have also assembled data from database systems including MRIS and CoStar as well as 
our own data files.  This appraisal is developed in conformity with the Uniform Standards 
of Professional Appraisal Practice. 
 
The sales comparables used are observed from the public streets. Market data is 
confirmed with buyer, seller, broker, or attorney; typically, public records are reviewed to 
supplement or confirm the information. Attempts are made to confirm data with parties of 
the transactions; however, where secondary sources such as deeds or third party data 
sources were the only confirmation source available the comparable may still be 
considered important but may be less reliable than those with a more primary 
confirmation. We have not reviewed environmental surveys of the subject or title reports. 
 
 

                     
7
The Dictionary of Real Estate Appraisal, 6th edition, Appraisal Institute
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SCOPE OF THE APPRAISAL (continued) 
 
The appraisal opinions, findings and conclusions are subject to the limiting conditions, 
extraordinary assumptions and the hypothetical conditions. The reader’s attention is 
directed to those items throughout this report.  
 
TRANSFER HISTORY 

 
The last recorded transfer of the subject is on deed dated July 24, 2012 recorded in the 
Land Records of Howard County in Deed Liber 14227, folio 405. The Grantors were 9020 
Mendenhall LLC and the Grantee was Howard MD Green LLC; c/o Greenfield Partners with 
a consideration of $3,943,000. The next most recent transfer was on a deed dated 
February 28, 2001 as recorded in Deed Liber 5366, folio 148. The Grantor was Columbia 
Acquisition LLC with a consideration of $2,819,405. 
 
The Fee Simple interest in the subject is currently offered for sale by Lee & Associates, 
Commercial Real Estate Services for $110 per square foot, or $5,457,650.00 per the 
broker’s size estimate of 49,615 square feet. (We have relied on the building area 
estimate of 49,280 square feet reported on the Spellman, Larson & Associates survey 
dated November 4, 1997; a copy of which may be found in the addendum.) The subject 
has been vacant for approximately one year and has been listed for approximately four to 
five months with the listing agent reporting interest in portions of the subject if subdivided 
into condominium units. Howard County has entered into a contract to purchase the 
subject at a contract price of $5,200,000.00. 
 

LEGAL DESCRIPTION 

 
The subject parcel is described in the Land Records of Howard County in Deed Liber 
14227, folio 405 as Lot X-1 as shown on a plat entitled “Columbia Sieling Industrial 
Center, Section 1, Area 1, Parcel X-1, A Resubdivision of Parcel X and W-3” as recorded in 
Plat #4842. Copies of the deed and the plat may be found in the addendum.  
 

TAX ASSESSMENT DATA 

 
The subject is listed in the tax records of Howard 
County as reported. Additionally, the subject is 
subject to the annual Columbia Park and 
Recreation Association, CPRA, fee. The 2016-17 
fee is $11,849.28 and has been paid in full.  
 
 
 
 

Map/Grid/Parcel: 36/23/469

Account #: 16-094854

Assessment Year: 2015

Land: 801,500$       

Improvement: 3,070,000$    

Total: 3,871,500$    
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ZONING CLASSIFICATION 

The subject is zoned NT – New Town District. 
The Howard County Zoning Regulations state 
that the NT District is intended for planning of 
large communities such as Columbia. 
 
The subject is located in a recognized 
industrial portion of the NT zone and allowed 
uses are as specified on the Sieling Industrial 
Center, Amended Final Development Plan – 
Phase 117-A-II. A copy of this plan and the 
approved uses available may be found in the 
addendum. Additional NT zoning description 
data may be found at 

https://www.municode.com/library/md/howard_county/codes/zoning. Permitted uses include a 
range of light industrial, office, and limited retail uses as shown below. Additional 
restrictions are prescribed on the Sieling Industrial Restrictions Amendment to Deed, 
Agreement and Declaration as recorded in Deed 9637, folio 646 to include residential 
uses and amusement parks. A copy of this deed restriction may be found in the 
addendum. 

 

 
 

https://www.municode.com/library/md/howard_county/codes/zoning
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FLOOD ZONE STATUS 

 

The subject is located in Zone X of the 
Federal Emergency Management Agency of 
the Federal Insurance Administration's 
Community Panel number 24027C0165D 
dated November 6, 2013.  
 
 

 

 

 

CENSUS TRACT DATA 

 
The subject property is located in census tract 
number 606707. 
 
 
 
 
 
 
 
 
 
 

MARKET AREA DESCRIPTION 
 
The subject property is located in Howard 
County located in central Maryland between 
Baltimore City and Washington D.C. It is one 
of seven Maryland jurisdictions that make up 
the Baltimore Metropolitan area. Eastern 
Howard County is bisected by I-95 the main 
interstate highway serving east coast 
population centers. The western part of 
Howard County is more rural in character 
with large estates and larger lot residential 
development. The central and eastern 
portions of the county are more developed with Columbia being a major employment 
urban center of central Maryland. The county seat of Howard County is Ellicott City. 
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MARKET AREA DESCRIPTION (continued) 
 

Howard County’s Economic Development 
Authority estimates a 2014 population of 
309,284 that is projected to grow to 328,000 
by 2035. With 102,975 households with a 
median household income of $105,310 
Howard County has a vibrant economy. Major 
employers in the county include the 
following. Howard County has a well-
developed transportation system with I-95 
and I-70 bisecting the county as well as other 
major routes such a Route 29. Train service 
is also available with AMTRAK and freight 
service along the eastern boundary.  
 
The subject property is located in the 

Columbia area of central Howard County. Columbia is an unincorporated, planned city 
of +/-100,000 residences that was an early example of a New Town when it originated 
in the early 1960s. The boundaries of Columbia area approximately Routes 100 and 108 
to the north and west, Route 32 to the south, and I-95 to the east. The area is bisected 
by Route 29 with limited access roadways running to Washington, DC to the south and 
the Baltimore Beltway to the northeast. 
 
Columbia is divided into ten residential villages with town centers that have basic 
services to meet the local community needs. Additionally, the Town Center area is 
improved with a downtown that includes Lake Kittamaqundi 
surrounded by community space and multi-story office 
buildings. To the west is the Mall in Columbia, a major mall 
serving the Howard County market, as well as the Howard 
Community College campus and the Howard County 
General Hospital facility. Employment opportunities have 
continued to develop into the major employment area of 
the county thanks in part to the area’s proximity to DC to 
the south and the NSA/Fort Meade facility to the east.  
 
Commercial development is strategically placed throughout 
the market area mainly in the form of modern commercial 
strip centers.  Shopping and service opportunities in the 
immediate area are located in the village centers including 
the Village of Harpers Choice and The Mall in Columbia at 
the Town Center. 
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MARKET AREA DESCRIPTION (continued) 
 
Industrial development is concentrated to the east and southeast along the I-95 / Route 
1 corridor.  Planned industrial parks are also located in the Ellicott City and Columbia 
areas of the county by geared more towards the light industrial uses. The county enjoys 
close proximity to both the Washington, DC and Baltimore markets. The excellent 
linkage with major transportation routes such as I-95 running through the eastern 
portion of the county and the CSX rail lines running along the boundary with Anne 
Arundel also serve to make the subject location an attractive industrial location.  
 
The subject is located in the Sieling Industrial Park. This is park is developed with 1980s 
one-story flex space warehouse buildings. Immediately to the south, along Dobbin Road 
is a mix of similar structures with a transition to retail uses evident and larger retail 
facilities noted to the south along Snowden River Parkway. The area benefits from its 
proximity to I-95 to the south, Rt 29 to the west, as well as the Howard County General 
Hospital and Howard County Community College to the northwest.  
 
The MRIS multiple list service reports 37 sales of detached, single-family dwellings in 
the 21045 zip code during the first two months of 2017.  The settled price ranged 
between $325,000 and $525,900 with an average of $406,576 and an average 
exposure time of 78 days. During that same time period, there were 29 attached 
dwelling sales with a range of $141,00 and $545,000 and average of $284,438 and 
average exposure time of 65 days.   
 

There are currently 36 active offers for sale 
of detached, single-family dwellings in the 
same area with a current average asking 
price is $425,865 and average exposure time 
of 94 days. The range of these current 
offering prices is as indicated graphically.  
 

Howard County has a well developed and 
efficient transportation system with I-95 and 
I-70 bisecting the county as well as other 
major routes such a Route 29 and Route 32. 
Train service is available with MARC, AMTRAK 
and freight service along the eastern 
boundary.  
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SITE DESCRIPTION 

 

  
 

The subject is a 3.685-acre lot located in the Columbia area at the terminus of 
Mendenhall Road, approximately 350 feet north of Dobbin Road. The subject does not 
have visibility from Dobbin Road. The site is approximately rectangular with a 
topography that slopes down approximately 10 feet over its width. The property has an 
average depth of 331 feet and an average width of 289 feet. 
 
The subject has vehicular access via two macadam paved drives from the cul-de-sac 
ending of Mendenhall Road, which is accessed from Dobbin Road. Mendenhall Road is a 
county maintained spur off Dobbin Road improved with macadam paving with concrete 
curbs and gutters. The subject site is also bordered by the Oakland Mills Road right of 
way to the west, but with no access available from this route. Dobbin Road does offer 
easy access from Oakland Mills Road as well as McGaw Road from Snowden River 
Parkway. 
 
The subject area is located approximately two miles north of the Route 32 intersection 
and two miles west of the Route 175 interchange with I-95. BWI Airport is located +/-8 
miles to the east, the Washington DC Beltway is 13 miles to the southwest and 
Baltimore’s I-695 is nine miles to the northeast. The Central Maryland Transit 
Development’s Regional Transport Agency runs bus service in the area with stops within 
½ miles of the subject, permitting public access from downtown Columbia with 
connections to major centers including BWI Airport. 
 
Land use in the subject area includes a mix of office and retail uses with some flex-
space tenant space being utilized for more retail ventures such as automotive repair 
and churches. Located at the corner of McGaw Road with Snowden River Parkway is a 
Wegman’s Grocery store with retail uses extending north in the neighboring building at 
McGaw and Dobbins Road.  



 

S. H. MULLER & ASSOCIATES, LLC                                                                                                                                    22 

IMPROVEMENT DESCRIPTION 

 

 
 
The subject site is improved with a 49,280-square foot (Spellman, Larson & Assocs. “As 
Built Survey”) warehouse structure constructed in 1982 per the tax records. The subject is 
constructed with a slab base, block walls with a brick veneer, steel deck roof. The subject 
site is graded so that the rear of the building is at dock height with a total of eleven 
doors, two drive-ins via ramps, and two currently finished with windows rather than 
doors.  
 
The subject interior is approximately 60% finished as office with the remainder 
functioning as warehouse space. The building is finished to function as a single occupant 
space but was marketed prior as five potential condominium spaces as shown on the plan 
above (no condominium has been created). The warehouse areas have unobstructed 
ceiling heights of +/-16 feet with total ceiling height of +/-18 feet. Finishes include 
poured concrete floor, block walls, open steel joist and deck ceiling, with forced hot air 
heating, high-bay lighting, vents, and skylights. The warehouse area of Suite A is also 
served with an air conditioning system with the compressor noted on the side of the 
building. The southernmost warehouse area, Suite E, has fluorescent strip lighting and the 
rear portion of Suite D has been finished as additional office space with loading dock 
doors replaced by window units. The warehouse area is of average quality in good 
condition.  

Lee & Assoc. Offering Flyer 



 

S. H. MULLER & ASSOCIATES, LLC                                                                                                                                    23 

IMPROVEMENT DESCRIPTION (continued) 
 
Each of the suite spaces are served with office areas are typically finished with 
commercial grade carpeting with vinyl tile in bathrooms and kitchen/lunch room (Suite D). 
Walls are painted drywall with ceilings constructed of acoustic ceiling tile with fluorescent 
light panels. Each suite contains two bathrooms with average quality fixtures with Suite D 
having a third bathroom in the front office area. The office finishes are of average quality 
and in average condition with carpeting showing signs of wear.  
 
Mechanical systems are roof-mounted. Electrical supply includes both single- and three-
phase service with four onsite transformers noted during our inspection. The subject is 
served with a sprinkler system with no access to the control room available. One 40-
gallon electric hot water heater was noted in Unit D.  
 
The roof and mechanical systems were not inspected and this appraisal is completed 
under the Extraordinary Assumption that the subject roof and mechanical systems are in 
average, functional condition. The quality of construction is considered average with an 
overall good condition indicated based on our observations.  
 
SITE IMPROVEMENTS 

 

  
 
The subject site is served with public water supply, sanitary sewer service, and natural 
gas supply with fire hydrants located at the subject entrance from Mendenhall Court and 
at the northern corner. The subject site is improved with a macadam paved drive and 
several parking areas. A total number of 142 marked spaces including handicapped 
spaces (2.88 spaces/1,000 SF) are noted on the Spellman, Larson & Assocs. “As Built 
Survey” however, many designated parking spaces are no longer marked. County parking 
requirements are 5.0 spaces per 1,000 square feet for retail uses, 3.3 spaces per 1,000 
feet of office and one space for each two employees for industrial uses. 
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HIGHEST AND BEST USE 

 
Highest and Best Use – The reasonably probable use of property that results in the 
highest value. The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum productivity.8  
 
As if Vacant 
 
The subject is zoned NT in a recognized industrial area. Allowed uses include warehousing 
flex-space, office, and retail sales associated with the warehouse/manufacturing 
operations. Additional allowed uses listed in the subject area’s Final Development Plan 
include restaurants, retail stores, banks, service stations, and building supply facilities. 
 
The subject is a 3.685-acre rectangular site located at the terminus of Mendenhall Court 
with no significant traffic exposure. The site is served with public utilities and surrounding 
land use in the Sieling Industrial Park include office use and multi-tenant flex-space. Of 
the permitted uses, a flex-space use would most effectively capitalize on the subject’s 
location, size, and zoning and this use is considered the highest and best use of the 
subject site as if vacant. 
 
As Improved 
 
The subject site is improved with a 49,280-square foot office/warehouse with 142 parking 
spaces, some not currently marked. Lacking traffic exposure improvement of the site with 
a flex-space building similar to those noted in the immediate area is considered the most 
use of the subject site. Therefore, the highest and best use of the subject as improved is 
continued use as a flex-space building. 
 
METHODS OF VALUATION 

 
In estimating the Market Value of real estate there are three methods by which an 
estimate of value can be derived. They are the Cost, Direct Sales Comparison and Income 
Approaches. All three approaches find their basis in the principle of substitution, which is 
the premise that an informed individual would pay no more than what a comparable 
(property, site, improvement or rental) could be acquired for. The principle of substitution 
extends through all three approaches whether it is land, improved property, rentals or 
capitalization rates. Other principles of valuation are also utilized in a part of the methods 
used, such as the principles of anticipation, contribution, supply and demand, and change. 
 
A brief discussion of the methods employed in this report follows. The use of all three 
methods, or the omission of one or more of the methods, is dependent on the type of 
property being appraised as well as the availability of data.  
                     
8 

The Dictionary of Real Estate Appraisal, 6th edition, Appraisal Institute
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METHODS OF VALUATION (continued) 
 
Direct Sales Comparison Approach 
 
The Direct Sales Comparison Approach employs recent sales of similar unimproved 
properties and compares these properties to the subject. Comparable sales are analyzed 
in order to identify differences between the comparable and the subject. Both the subject 
and comparable are broken down into units of comparison (price per square foot). 
Adjustments are made to the comparable, in effect adjusting the comparable to the 
subject and, therefore, indicating what the comparable would have sold for if it possessed 
both the physical and economic qualities of the subject property. The strength of this 
approach is that when adequate information is available, the Direct Sales Comparison 
Approach is straightforward and easily understood.  
 
Income Approach The Income Approach examines the potential income the property 
is capable of producing, as well as the expenses that will be incurred in a normalized 
stabilized year. The Potential Gross Income is based on both the current contract rent 
and/or the economic rent the property is capable of commanding. (The economic rent is 
measured by a direct comparison between comparable leased space and/or current 
offerings and the subject property.) Vacancy and collection allowances are deducted 
from the Potential Gross Income in order to estimate the effective gross income. 
Operating expenses, both fixed and variable, are deducted from the Effective Gross 
Income resulting in an indication of the Net Operating Income. Operating expenses are 
based on both the current expenses of the subject property and expense items and 
levels based on comparable properties. The Net Operating Income is capitalized by an 
overall rate in order to derive an indication of the Market Value by the Income Approach. 
 
Cost Approach The Cost Approach is applied to the subject property by estimating 
the cost to reproduce the improvements, less depreciation if any, and adding the value 
of the site. The most recognized weakness of this approach is that as the improvements 
advance in age, the accuracy of estimating accrued depreciation diminishes. Because of 
the subject’s age, it is our opinion the Cost Approach is not as reliable an indicator of 
value as the other two approach and not necessary to render credible result and 
therefore omitted.  
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COMPARABLE SALE #1 
 

Location: 7450 Montevideo Road 
Jessup, MD 20794 

Price: $2,650,000 
Interest: Fee simple 

Record Date: January 30, 2017 
Deed Reference: 17478/111 

Grantor: Gaulin Properties, LLC 
Grantee: JH, LLC 

Tax Account: 01-162179 
Tax Map: 43/16/88 

Zoning: M-2 
Land Size: 5.17 Acres 

Improvement Size: 57,635 SF 
Site Description: Rectangular site with public utilities and easy access to 

Route 175 & I-95, 60 on-site parking spaces 
Improvement 

Description: 
Originally constructed in 1952, renovated in 1990 with 20’ 
ceiling in warehouse area, one loading dock 

Comments: Primarily warehouse structure with front office area 
located on secondary road with minimal exposure 

Confirmation: Costar / Tax Records  
Price/sf: $106.32 
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COMPARABLE SALE #2 
 

Location: 9045 Junction Drive 
Annapolis Junction, MD 20701 

Price: $5,100,000 
Interest: Fee simple 

Record Date: December 8, 2015 
Deed Reference: 16587/29 

Grantor: Jaret Properties, LLC 
Grantee: Cabot IV-MD1W12, LLC 

Tax Account: 06-510434 
Tax Map: 48/19/177; Parcel J 

Zoning: M-2 
Land Size: 5.17 Acres 

Improvement Size: 57,635 SF 
Site Description: Rectangular site with public utilities and easy access to 

Route 32 & I-95 
Improvement 

Description: 
Constructed in 1989 with 24’ ceilings in warehouse, 
second floor office of 3,737 SF & 5,586 SF mezzanine 
storage, wet sprinkler, 8 docks with one drive-in, new 
rubber roof in 2013, 67% office build-out per Costar 

Comments: Very good condition per listing agent 
Confirmation: Costar / Tax Records / Listing agent 

Price/sf: $83.10 
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COMPARABLE SALE #3 
 

Location: 9036 Junction Drive 
Annapolis Junction, MD 20701 

Price: $5,000,000 
Interest: Fee simple 

Record Date: September 23, 2015 
Deed Reference: 16488/160 

Grantor: 9040 Junction Drive, LLC 
Grantee: IPT Junction IC, LLC 

Tax Account: 06-510396 
Tax Map: 48/19/177; Parcel E-2 

Zoning: M-2 
Land Size: 4.44 Acres 

Improvement Size: 45,500 SF 
Site Description: Rectangular site with public utilities and easy access to 

Route 32 & I-95 with 100 parking spaces (2.2/1,000SF) 
Improvement 

Description: 
1989 flex-space building with 16’ ceilings, 10 overhead 
doors with two drive-ins, sprinkler 

Comments: Grantee is REIT & Grantor is now the tenant with Costar 
reporting capitalization rate of 5.7% 

Confirmation: Costar / Tax Records 
Price/sf: $109.89 
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COMPARABLE SALE #4 
 

Location: 6560 Dobbin Road 
Columbia, MD 21045 

Price: $2,350,000 
Interest: Fee simple 

Record Date: September 23, 2015 
Deed Reference: 16454/327 

Grantor: Hanmi, Inc 
Grantee: Seoul Shik Poom, Inc 

Tax Account: 16-073059 
Tax Map: 36/23/438; Lot J-2 

Zoning: NT 
Land Size: 1.68 Acres 

Improvement Size: 19,950 SF 
Site Description: Rectangular site with good exposure  

Improvement 
Description: 

Constructed in 1982 and in need of upgrades including 
new roof & parking lot resurfacing per agent 

Comments: Unrelated single user buyer & seller, transaction included 
+/-2,000 SF refrigerator/freezer in good condition 

Confirmation: Costar / Tax Records / Listing Agent 
Price/sf: $117.79 

 

   
      Photo from CBRE  Listing  
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COMPARABLE SALE #5 
 

Location: 6625 Dobbin Road 
Columbia, MD 21045 

Price: $11,353,712 
Interest: Fee simple 

Record Date: March 24, 2015 
Deed Reference: 16112/79 

Grantor: Dobbin Road Fluidics, Inc 
Grantee: Broadstone BFC Maryland, Inc 

Tax Account: 16-098973 
Tax Map: 36/24/356; Lot B-1 

Zoning: NT 
Land Size: 6.25 Acres 

Improvement Size: 88,972 SF 
Site Description: Elevated site on secondary route with good exposure, 

access to public utilities, 264 parking spaces on site (3.0 
spaces/1,000SF) 

Improvement 
Description: 

1984 flex-space building occupied in good condition with 
69% office per Costar 

Comments: Sale Leaseback to REIT with 15-year lease with 2% 
annual increases, NNN; capitalization rate and lease rate 
are undisclosed 

Confirmation: Costar / Tax Records  
Price/sf: $127.61 
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COMPARABLE SALE #6 
 

Location: 8910 McGaw Court 
Columbia, MD 21045 

Price: $3,500,000 
Interest: Fee simple 

Record Date: February 2, 2015 
Deed Reference: 15998/289 

Grantor: SMC Carrollton Station, Ltd 
Grantee: Apple Grove, LLC 

Tax Account: 16-072974 
Tax Map: 36/23/366; Lot H-5 

Zoning: NT 
Land Size: 2.47 Acres 

Improvement Size:  
39,792 SF 

Site Description: Mid-block location on court just north of Wegman’s 
Grocery 

Improvement 
Description: 

Single tenant 1983 warehouse in good condition used by 
local auto dealer as tire/repair shop 

Comments: Purchased by the tenant based on purchase option from 
2011-2012 lease with rate estimated to be slightly below 
market per listing agent 

Confirmation: Costar / Tax Records / Listing Agent 
Price/sf: $87.96 
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COMPARABLE SALES MAP 
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Subject 9020 Mendenhall Ct

Address Columbia, MD  21045

Purchase Price 2,650,000$     106.32$ 5,100,000$  83.10$     5,000,000$    109.89$ 2,350,000$   117.79$ 11,353,412$ 127.61$ 3,500,000$   87.96$   

Date of Sale 30-Jan-17 30-Nov-15 23-Sep-15 23-Sep-15 24-Mar-15 2-Feb-15

Price SF - impr 106.32$          83.10$        109.89$         117.79$        127.61$        87.96$         

Price sf - site 28.16$            22.65$        25.85$           32.11$         41.70$         32.53$         

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Financing Terms Conventional Conventional Conventional Conventional Conventional Conventional

Conditions of Sale Arms Length Arms Length Arms Length Arms Length Arms Length Arms Length

Market Condition Adjustment Jan-17  Nov-15  Sep-15 Sep-15 Mar-15 Purch  Option 10%

Lump Sum Adjustment -$      -$         -$      -$      -$      8.80$     

Adjusted Price 106.32$ 83.10$     109.89$ 117.79$ 127.61$ 96.75$   

Location Columbia Jessup 5% Annap. Junct  Annap. Junct  Columbia  Columbia  Columbia  

Site Size (sf) 160,301                   94,090 225,205 193,406 73,181 272,250 107,593

L/B Ratio 3.25 3.78 3.67 4.25 3.67 3.06 2.70

Visiblity/Position Average Similar  Similar  Similar  Superior -5% Superior -10% Similar  

Imp Quality 18' Ceiling 20' Ceil -5% 24' Ceiling -5% 16' Ceiling 5% Similar  Similar  Similar  

Imp Condition Good Similar  Inferior 20% Good  Inferior 10% Similar  Similar  

Building size 49,280                     24,924            -5% 61,372        10% 45,500            19,950         -10% 88,972         10% 39,792          

Functional Utility Average Average Average Average  Average  Average Average

Features Typical Typical  Typical  Typical  Refrig Equip -5% Typical  Typical  

Loading Doors 9 Docks 1 Dock 5% 8 Docks  10 Docks  4 Docks 5% 11 Docks  6 Doors 5%

Net Adjustments 0% 25% 5% -5% 0% 5%

Indicated Value 106.32$ 103.87$   115.38$ 111.90$ 127.61$ 101.59$ 

Lowest adjusted price 101.59$          Estimated building size 49,280           

Highest adjusted price 127.61$          Estimated market value/sf 108.00$         

Average adjusted price 111.11$          Estimated Market Value 5,322,240$    

Median adjusted price 109.11$          rounded 5,322,000$    

DIRECT SALES COMPARISON ANALYSIS

8910 McGaw Court6625 Dobbin Road9036 Junction Drive9045 Junction Drive

Comparable #6

6560 Dobbin Road

Comparable #1 Comparable #2 Comparable #3 Comparable #5Comparable #4

7450 Montevideo Road
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DIRECT SALES COMPARISON APPROACH  
 
In developing the Direct Sales Comparison Approach, research was conducted in order 
to identify sales of similar flex-space properties. The rates per square foot of the sales 
have been adjusted for differences with the subject and the resulting range of subject 
value indications has been reconciled to a subject rate that is applied to the subject size 
to yield and estimate of subject Market Value.  
 
Comparable #1, 7450 Montevideo Road, is a January 2017 sale of an office/warehouse 
facility in the Jessup area of Howard County. The rate per square foot of this sale is 
adjusted to recognize the subject’s stronger location in Columbia, its larger size, lower 
ceiling height, and higher number of loading docks.  
 
The second comparable, 9045 Junction Drive, is an office/warehouse single user 
building located in the Annapolis Junction area of southeastern Howard County. The 
rate of this sale is adjusted to reflect the comparable’s inferior condition and larger size. 
The rate is also adjusted to reflect the subject’s lower ceiling height. 
 
The third comparable at 9036 Junction Drive is similar to the subject in terms of quality, 
condition, and location. The rate of this sale is adjusted only to reflect the subject’s 18’ 
ceiling height.   
 
Comparable #4, 6560 Dobbin Road, is a single user warehouse located in the Columbia 
area. This site has superior exposure to that of the subject and the rate is adjusted 
accordingly. The rate is also adjusted to reflect the comparable’s inferior condition, 
lower number of docks, and smaller size as well as for its refrigeration equipment. 
 
The fifth comparable, 6625 Dobbin Road, is a May 2015 sale of a similar flex-space 
warehouse located just north of the subject. The rate is adjusted to reflect this 
location’s superior exposure to Dobbin Road traffic as well as for its larger size. 
 
Comparable Sale #6, 8910 McGaw Court, is located just north of the subject on a street 
with similar exposure. The rate is adjusted to recognize the comparable’s inferior level 
of build-out, docks, and condition. 
  
After adjusting the comparable sales rates as warranted, the indicated subject range is 
from $101.59 to $127.61 per square foot with an average of $111.11 and a median 
value of $109.11. Comparables #1 through #4 are considered important due to their 
similarity of use and date of sale. While Comparable #5 is located in the subject’s 
immediate area and is a similar flex-space building, this transaction is a leaseback with 
a 2% annual increase in the rental rate. Therefore, the sales price may be based on 
projected increases in rental income than the underlying real estate and the indicated 
value from this sale is not emphasized. After consideration of all the comparables, our  
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DIRECT SALES COMPARISON APPROACH (continued) 
 
reconciled subject rate is $108.00 per square foot. This rate is applied to the subject 
improvement area of 49,280 square feet to yield an estimate of value as shown below: 
 

 
 

  

  
 

 
 

 

Estimated building size 49,280           

Estimated market value/sf 108.00$         

Estimated Market Value 5,322,240$    

rounded 5,322,000$    
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INCOME APPROACH 
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INCOME APPROACH 
 
Estimating the Market Value of a property by the Income Approach requires the appraiser 
to estimate the annual Net Operating Income (NOI) the property is capable of generating, 
and then capitalizing the NOI by an Overall Rate. The Net Operating Income of a property 
is the amount of income the property produces after all expenses are deducted prior to 
debt service.  
 
The Potential Gross Income (PGI) is estimated based on competing properties in the 
marketplace. With the Fee Simple Potential Gross Income estimated, a deduction is made 
for losses incurred from potential vacancies or collections. This Vacancy and Collection 
Allowance (V/C) is deducted from the Potential Gross Income resulting in an estimate of 
the Effective Gross Income (EGI) for the subject. From the EGI expenses incurred in a 
stabilized operating year are subtracted. 
 
Operating Expenses deducted from the Effective Gross Income include those which are 
the responsibility of the property owner including costs incurred for the management of 
the property and an allowance for a reserve fund in order to replace short-lived items. 
With the deductions of all pertinent operating expenses, the resulting product is an 
estimate of the annual NOI. 
 
To arrive at an estimate of the Market Value, the NOI is capitalized at an Overall Rate 
(Ro). The capitalization rate is a product of the yield requirements of both an investor and 
mortgage lender. Return rate of the investors equity is estimated based on competitive 
investment opportunities recognizing the level of risk and illiquidity associated with real 
estate investment. The return required by the lender is based on prevalent terms for a 
mortgage loan as of the effective date of the appraisal.  
 
Estimate of Market Rent 
 
We have identified recent leasing activity of similar flex-space facilities in the immediate 
Columbia area and estimated a current Market Rent as shown on the following grid. 
Industrial leasing in the subject area is typically based on triple net, or NNN, terms with 
utilities, taxes, insurance expenses being passed through to the tenant. After adjusted for 
differences in exposure the indicated NNN rate for the subject ranges from $9.90 to 
$13.50 per square foot per year with an average of $11.71 and a median of $11.73. 
Based on this range we have estimated a current subject Market Rent based on a rate of 
$11.00 per square foot.  
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INCOME APPROACH (continued) 
 

 

Date / Rental Rate Jan-15 9.00$        Active 9.50$     Active 13.50$           Offering 13.00$    

Per month 3,075$       2,125$          7,611$          Varies  

Location Similar Similar  Similar  Similar  

Exposure/Visibility Similar Similar  Similar  Similar  

Size 4,100         2,684           6,765             5K-10K

Condition Inferior 10% Inferior 10% Similar Similar  

Terms NNN NNN NNN NNN

Net Adjustment  10%  10%  0%  0%

Adjusted Rent 9.90$        10.45$    13.50$           13.00$    

Lowest adjusted rent/sf 9.90$         Estimated Market Rent $11.00 /SF

Highest adjusted rent/sf 13.50$       

Average adjusted rent/sf 11.71$       

Median adjusted rent/sf 11.73$       

Columbia, MD  21045

COMPARABLE RENTAL ANALYSIS

Address 9017 Mendenhall Ct 9009 Mendhall Ct 8989 Herrmann Dr6935 Oakland Mills Rd

Columbia, MD  21046Columbia, MD  21045 Elkridge, MD  21075

 

Vacancy and Collection Loss Allowance  
 
The “4th Quarter 2016 Mackenzie Retail Market Report” reports the industrial flex-space 
vacancy rate in the Baltimore market at 8.4% with an average rental rate of $11.46 per 
square foot and for the BW Corridor area, (including the subject area of Howard County) 
the vacancy rate is 9.3% with an average rental rate of $14.05 per square foot. The BW 
Corridor data is based on 334 buildings with a total area in excess of 15,000,000 square 
feet. Based on the subject condition and locational appeal we have estimated a vacancy 
rate of 8.0%.  
 
Real Estate Taxes 
 
The current real estate taxes are $53,961, not 
including interest and we have projected this 
rate to increase by 2% yielding an estimate of 
2017 real estate tax of $55,041; rounded to 
$55,000. 
 
Columbia Park and Recreation Association Annual Fee 
 
The current CPRA fee of $11,849.28 is projected to increase by 2% yielding a 2017 
estimate of $12,086; rounded to $12,100. 

2016 Tax Bill 53,961$       
Interest -$            

Net Tax 2016 53,961$       

2017 CPI est 2%

Estimated 2017 Tax 55,041$       

Rounded 55,000$       
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INCOME APPROACH (continued) 
 
Fire and Hazard Insurance 
 
The fire and hazard insurance expense is estimated at $0.30 per square foot of gross 
building area.  
 
Repairs & Maintenance 
An allowance of 10% of Effective Gross Income has been budgeted for general repairs 
and maintenance.  
 
Utilities 
The tenant is responsible for utility service.  
 
Property Management 
The property management allowance, which is the responsibility of the owner, has been 
estimated at 5.0% of the Effective Gross Income.  
 
Reserves for Repairs and Replacements 
The reserves for replacement of short-lived items for the subject property have been 
estimated at 2% of the EGI. This replacement reserve has been based on a typical 
replacement reserve schedule. 
 
RATE DERIVATION 
 
Equity Dividend Rate, Capitalization Rate, Overall Yield Rate 
In order to determine the appropriate rates to apply to the subject property, it is 
necessary to examine current market conditions. According to the 2016 Fourth Quarter 
Investment Bulletin of the American Council of Life Insurance, the following survey 
mortgage commitments gives a key indicator of mortgage loans for industrial properties 
of between five and fifteen million-dollar loan size. 
 
Table I.  ACLI Survey of Mortgage Commitments  
 

Average Average

Average Average Debt Coverage Average Capitalization Average Average

# Loans Loan ($,000) Interest Rate Ratio LTV Rate Constant Maturity
41 9,376$         3.63% 1.94 59.77% 6.78% 6.02% 11.29  

Source: American Council of Life Insurers (Commercial Mortgage Commitments) 
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INCOME APPROACH (continued) 
 
Utilizing the above referenced parameters an indication of Equity Dividend Rate is derived. 
The following table illustrates the calculations. 
 
Table II.  

Value Constant Rate

Mortgage Position0.59770 x 0.06020  = 0.03598  

Equity Position 0.40230 x 0.07909  = 0.03182  
Overall Capitalization Rate 0.06780   

 
Based on these parameters the indicated Equity Dividend Rate is 7.79% and we have 
used a rounded rate of 10.0%.  
 
Derivation of Capitalization Rate 
 
RealtyRates.com is web based 
information supplier that surveys 
investment criteria of over 300 
appraisal and brokerage firms, 
developers, investors, and lenders 
nationwide. As shown on the 
below, this source lists First 
Quarter 2017 financing 
parameters for industrial 
properties.  
 
 
 
 
 
 
 
 
 
TABLE III.        
Based on these reported rates the current averages include: 
 

Interest Rate: 5.49%
Amortization: 25
LTV: 70%
Debt Coverage Ratio: 1.48         
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INCOME APPROACH (continued) 
 

TABLE IV. SUBJECT PROPERTY 
 
From this information and current market conditions the lending parameters are 
estimated:   

Interest Rate: 5.50%
Amortization Period (Years): 25           
Loan to Value, LTV: 70.0%
Equity Position: 30.0%
Equity Dividend: 10.00%
Debt Coverage Ratio: 1.75        
Mortgage Constant: 0.07369    

 
Based on our above research, and using the extracted Equity Dividend Rate of 10%, a 
Capitalization Rate for the subject property can be projected by the Band of Investment 
Method.  
 
Table V. 
 

Value Constant Rate

Mortgage Position 0.70000 x 0.07369  = 0.05158  

Equity Position 0.30000 x 0.10000  = 0.03000  

Overall Capitalization Rate 0.08158  

Rounded 8.20%  
 

Another way to determine a Capitalization Rate is by the following formula:   
 
  LTV x DCR x Mortgage Constant = Overall Capitalization Rate   
 
Thus, I find the Overall Capitalization Rate can be determined by the following: 
 

LTV DCR Mortgage Overall

Constant Rate

0.7000        x 1.7500   x 0.07369  = 0.09027  

Rounded 9.00%  
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INCOME APPROACH (continued) 
 

 

 
RealtyRates.com shows going-in capitalization rates for flex-space industrial property of 
9.5% with a 9.2% vacancy and an average asking rate of $11.27 per square foot.  
 

 
Source: Situs – RERC Real Estate Report 
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INCOME APPROACH (continued) 
 

The Situs/RERC Real Estate Report for the Fourth Quarter of 2016 shows going-in 
capitalization rates for flex-space industrial property ranging from 5.5% to 8.3% with 
an average of 6.8%. with a 9.2% vacancy and an average asking rate of $11.27 per 
square foot.  
 

 
 

The PwC Real Estate Investor Survey (formerly the Korpacz Real Estate Investor 
Survey®) quarterly indicators as reported by the Appraisal Institute indicate a 2nd Quarter 
2016 Overall Capitalization Rate (Ro) for warehouse properties between 3.00% and 
7.00% with an average of 5.38%. 
 
Rate Development Conclusion 
 

Based on the range of reported and 
calculated, it is our opinion a reasonable 
estimate of the overall capitalization rate 
for the subject is 7.0%. 
 

 

 

Method/Source Rate

Band of Investment 8.20%

Debt Coverage Ratio Method 9.00%

ACLI Investment Bulletin 7.51%

RealtyRates.com 9.30%

Costar Flex-Space 21045 8.50%

Situs RERC Real Estate Report 6.80%

PwC Real Estate Investor Survey5.38%

Average Rate 7.81%

Estimated Overall & Discount Rates7.50%

Rate Summary
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INCOME APPROACH (continued) 
 
Overall Capitalization 
 
The Market Value of the subject property was determined by the Overall Capitalization 
Technique. Under the Overall Capitalization Technique, a first-year Net Operating Income 
is capitalized at the estimated Overall Rate of 7.5% to yield an estimate of Market Value 
of the subject of $5,261,000.  
 

POTENTIAL GROSS INCOME

Rental Income 49,280 SF  x 11.00$    /SF   = 542,080$     

Expense Reimbursements 81,884$       

Potential Gross Income 623,964$     
Less: Vacancy and collection loss allowance 8% 49,917$       

EFFECTIVE GROSS INCOME 574,047$     

Operaing Expenses
Fixed
   Real Estate Taxes (est) 55,000$   

   CPRA 12,100$  

   Insurance 0.30$    /sf 14,784$  

Variable
   Repairs & Maintenance 10% EGI 57,405$  

   Utilities  - water Tenant

   Utilities - gas Tenant
   Property Management 5% EGI 28,702$  

   Reserves for Replacement 2% EGI 11,481$  

TOTAL EXPENSES 31.3% 179,472$     
NET OPERATING INCOME 394,575$     

CAPITALIZATION RATE 7.50%

CAPITALIZED VALUE 5,261,000$  
Rounded 5,261,000$  

 

OVERALL CAPITALIZATION
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RECONCILIATION OF FINAL VALUE ESTIMATE 
 
Reconciliation is the process of evaluating related conclusions and facts into a final 
estimate of value. The appraiser weighs the strengths and weaknesses of each approach 
to value estimation and gives the greatest consideration and reliance on the approach, 
which, in his professional judgment, best approximates the Market Value in the appraisal. 
 

 
 
 
 
The Direct Sales Comparison Approach relied on recent sales of property in the immediate 
Catonsville business district.  The comparables are relatively recent and good indicators of 
the subject’s market value. The Income Approach was developed relying on current 
offerings in the immediate market place. Because of the improvement age, the Cost 
Approach is not considered a reliable indicator and therefore omitted from the report.   
 
We have therefore relied on the Income and Direct Sales Comparison Approach in 
estimating the Market Value. After consideration of the facts presented in this report, it is 
our opinion the Market Value of the fee simple interest of the subject as of March 6, 2017, 
is:  
 

FIVE MILLION THREE HUNDRED THOUSAND DOLLARS ……… $5,300,000.00 
 
This appraisal is completed under the Extraordinary Assumption that the subject roof and 
mechanical systems are in average, functional condition. The use of Extraordinary 
Assumptions and/or Hypothetical Conditions might have affected the assignment 
results. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Cost Approach N/A

Direct Sales Comparison Approach 5,322,000$        

Income Approach 5,261,000$        
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SUBJECT PHOTOGRAPHS 
 

 
Subject building & parking lot looking southeast 

 
 

 
Subject rear looking east 
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Subject rear looking north 

 
 

 
Southeast subject side looking toward Mendenhall Court 
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Typical office view 

 
 

 
Lab area 
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Typical restroom 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Electrical control room 
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Typical subject warehouse area 

 
 

 
Warehouse area at rear of Suite E in southern corner 
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Street scene at subject looking southeast along Mendenhall Court 

www.maps.google.com 

www.maps.google.com
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SUBJECT TAX MAP  
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SUBJECT FLOOD MAP  
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SUBJECT PLATS 
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SUBJECT ZONING MAP 
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SUBJECT DEED 
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SUBJECT TAX RECORD 
 

 


