
 

CITY COUNCIL WORK SESSION 
Mayor 

Amáda Márquez Simula 
Councilmembers 
John Murzyn, Jr. 

Connie Buesgens 
Nick Novitsky 

Kt Jacobs 
City Manager 

Kelli Bourgeois 

Public Safety Bldg—Training Room, 825 41st Ave NE 
Monday, June 07, 2021 

7:00 PM 

AGENDA 

NOTICE THAT THIS MEETING MAY BE CONDUCTED BY A COMBINATION OF IN-PERSON AND 
ELECTRONIC MEANS 
Following a determination by City Manager Kelli Bourgeois, and emergencies declared by the United 
States, The State of Minnesota, and the Columbia Heights Mayor & City Council,  this meeting may, 
pursuant to Minn. Stat. § 13D.021, occur by a combination of in-person and electronic means. In all 
meeting formats, members of the public who wish to attend may do so by attending in-person, by 
calling 1-312-626-6799 and entering meeting ID 891 4134  4862, or by Zoom at 
https:us02web.zoom.us/j/89141344862 at the scheduled meeting time. For questions regarding this 
notice, please contact the City Clerk at (763) 706-3611. 

CALL TO ORDER/ROLL CALL 

WORK SESSION ITEMS 

1. Lexipol Policy Services Discussion 

2. SACA Relocation Project Update 

3. Police Department Recruitment and Retention Discussion 

4. Report (Draft) for Sewer Modeling for Sanitary Sewer Collection District 1 

5. 2021 Updates to Stormwater Plan 

6. East African Community Meeting Debrief  

7. Maintaining Affordable Rental Properties 

ADJOURNMENT 

 

Auxiliary aids or other accommodations for individuals with disabilities are available upon request when the request is 
made at least 72 hours in advance. Please contact Administration at 763-706-3610 to make arrangements. 
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illif LEXIPOL

SOLUTIONS PROPOSAL 

PREPARED FOR: 

Columbia Heights Police Department 
Captain Matt Markham 
mmarkham@columbiaheightsmn.gov 
(763) 706-8109

PREPARED BY: 

Karen James 
kjames@lexipol .com 
(949) 325-1230

2611 Internet Blvd, Ste 100 
Frisco, Texas 75034 
(844) 312-9500
www.lexipol.com

Distributed to City Council at 6/7/21 Work Session
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Executive Summary 

Public safety agencies and local government organizations today face challenges of keeping 
personnel safe and healthy, reducing risk and maintaining a positive reputation. Add to that 
the dynamically changing legislative landscape and evolving best practices, and even the most 
progressive, forward-thinking departments can struggle to keep up. 

Lexipol's solutions are designed to save you time and money while protecting your personnel and 
your community. Our team consists of professionals with expertise in public safety law, policy, 
training, mental health and grants. We continually monitor changes and trends in legislation, case 

law and best practices and use this knowledge to create policies, training, wellness resources and 
funding services that minimize risk and help you effectively serve your community. 

THE LEXIPOL ADVANTAGE 

Lexipol was founded by public safety experts who saw a need for a better, safer way to run a 

public safety agency. Since the company launch in 2003, Lexipol has grown to form an entire risk 
management solution for public safety and local government. Today, we serve more than 8,100 
agencies and municipalities and 2 million public safety and government professionals with a 

range of informational and technological solutions to meet the challenges facing these dynamic 
industries. In addition to providing policy management, online training, wellness resources, and 

grant assistance, we provide 24/7 industry news and analysis through the digital communities 

Police1, FireRescue1, Corrections1, EMS1 and Gov1. 

Our customers choose Lexipol to make an investment in the safety and security of their personnel, 
their agencies and their communities. We help agencies address issues that create substantial 
risk, including: 

Inconsistent and outdated polices 

Lack of technology to easily update and issue policies and training electronically 
Unchecked mental health needs of staff 
Difficulty keeping up with new and changing legislation and practices 

Inability to produce policy acknowledgment and training documentation 
Unfamiliarity of city legal resources with the intricacies of public safety law 

The need to secure grant funding for critical equipment, infrastructure and personnel 

Lexipol is backed by the expertise of 320 employees with more than 2,075 years of combined 

experience in constitutional law, civil rights, ADA and discrimination, mental health, psychology, 

labor negotiations, Internal Affairs, use of force, hazmat, instructional design, federal and state 
grants and a whole lot more. That means no more trying to figure out policy, develop training or 

wellness content or secure funding on your own. You can draw on the experience of our dedicated 
team members who have researched, taught and lived these issues. 

We look forward to working with Columbia Heights Police Department to address your unique 
challenges. 
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Scope of Services 

Policy Manual 
Constitutionally sound, up-to-date policies are the foundation for consistent, safe public safety operations and are key 
to reducing risk and enhancing personnel and community safety. Lexipol's comprehensive policy manual covers all 
aspects of your agency's operations. 

More than 155 policies researched and written by public safety attorneys and subject matter experts 
Policies based on State and federal laws and regulations as well as nationwide best practices 
Content customized to reflect your agency's terminology and structure 

Daily Training Bulletins (DTBs) 
Even the best policy manual lacks effectiveness if it's not backed by training. Lexipol's Daily Training Bulletins are 
designed to help your personnel learn and apply your agency's policy content through 2-minute training exercises. 

Scenario-based training ties policy to real-world applications 
Understanding and retention of policy content is improved via a singular focus on one distinct aspect of the 
policy 
Each Daily Training Bulletin concludes with a question that confirms the user understood the training 
objective 
Daily Training Bulletins can be completed via computers or from smartphones, tablets or other mobile 
devices 
Reports show completion of Daily Training Bulletins by agency member and topic 

Policy Updates 

Lexipol's legal and content development teams continuously review state and federal laws and regulations, court 
decisions and evolving best practices. When needed, we create new and updated policies and provide them to your 
agency, making it simple and efficient to keep your policy content up to date. 

Updates delivered to you through Lexipol's web-based content delivery platform 
Changes presented in side-by-side comparison against existing policy so you can easily identify 
modifications/improvements 
Your agency can accept, reject or customize each update 

Web-Based Delivery Platform and Mobile App (Knowledge Management System) 

Lexipol's online content delivery platform, called KMS, provides secure storage and easy access to all your policy and 
training content, and our KMS mobile app facilitates staff use of policies and training completion. 

Reports 

Ability to edit and customize content to reflect your agency's mission and philosophy 
Efficient distribution of policies, updates and training to staff 
Archival and easy retrieval of all versions of your agency's policy manual 
Mobile app provides in-the-field access to policy and training materials 

Lexipol's Knowledge Management System provides intuitive reporting capabilities and easy-to-read reports that 
enhance command staff meetings and strategic planning. 

Track and report when your personnel have acknowledged policies and policy updates 
Produce reports showing completion of Daily Training Bulletins 
Sort reports by agency member, topic and other subgroups (e.g., shift, assignment) 
Reduce the time your supervisors spend verifying policy acknowledgement and training completion 

Supplemental Publication Service 

Lexipol's Supplemental Publication Service (SPS) streamlines the storage of your agency's content, giving you one 
place to access procedures, guidelines, general orders, training guides or secondary policy manuals. 

Electronically links department-specific procedural or supplemental content to your policy manual 
Provides electronic issuance and tracking for your agency's procedural or supplemental content 
Allows you to create Daily Training Bulletins against your procedural content 
Designed for standard operating guidelines, procedures, general orders or field guides 

Law Enforcement Operations Procedures 
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To ensure consistent, effective and safe operations, a law enforcement agency's procedures should align with its policies 
and be accessible in an easy-to-understand format. Lexipol's Law Enforcement Procedure Guide and Framework, based on 
national best practices, gives you the guidance and a template to build such a procedure manual. 

More than 40 procedure guides designed to help you ensure your procedures follow important policy 
requirements and national best practices 
Each procedure provides an editable template to conveniently author new content and merge existing agency 
content 
Procedures are aligned with Lexipol policy requirements to address the most important operations of a law 
enforcement agency 
Well-structured and policy-aligned procedures enhance preparation for accreditation assessments 

Agency-Specific Content Extraction 
This service is perfect for agencies that wish to populate one or more Supplemental Publication Service (SPS) 
manuals with their existing content. We'll do the heavy lifting of incorporating your agency's supplemental content 
(procedures, guidelines, general orders, training guide or a secondary policy manual) into the SPS. Access to an 
electronic copy of your existing content and a subscription to the Supplemental Publication Service (SPS) is required. 

Data entry of agency procedures or supplemental content into Lexipol's Knowledge Management System 
(KMS). Note: Lexipol reserves the right to limit the amount of content being imported into the SPS. 
Consistent, professional formatting for your agency's policy-related content 
Hyperlink related content for enhanced end-user experience 

Standard Policy Cross-Reference 
Making the transition to Lexi pol starts with understanding how your agency's current policy content compares 
with Lexipol's master policy content Our Standard Policy Cross-Reference service provides a logical method to 
distinguishing between the two. 

Analysis of your existing policies and procedures to identify content similar to Lexi pol's state specific master 
content, as well as content unique to your jurisdiction and not covered within the Lexi pol manual 
Your existing policies returned with annotations and tips to integrate into the Lexipol master content 
One-on-one review with your agency to discuss the cross-reference report 

Implementation Policy Tier I: High-Risk Policies 
Benefit from our proven, systematic approach to implementing polices. Tier I represents about 20% of the manual, 
including foundational policies necessary to provide structure and authority to your policy manual, as well as policies 
addressing high-risk, low-frequency and high-risk, high-frequency incidents. You'll receive one-on-one collaborative 
assistance to help you review, customize and adopt the policies efficiently and effectively. 

Implementation Policy Tier II: High-Liability Policies 
Benefit from our proven, systematic approach to implementing polices. Tier II represents about 20% of the manual, 
including policies that relate to common day-to-day calls for service that have a higher level of potential liability. 
You'll receive one-on-one collaborative assistance to help you review, customize and adopt the policies efficiently and 
effectively. 

Implementation Policy Tier Ill: Daily Operations Policies 

Benefit from our proven, systematic approach to implementing polices Tier Ill represents about 20% of the manual, 
including policies needed for orderly daily operations of your organization. You'll receive one-on-one collaborative 
assistance to help you review, customize and adopt the policies efficiently and effectively. 

Implementation Policy Tier IV: Defensibility Policies 

Benefit from our proven, systematic approach to implementing polices. Tier IV represents about 20% of the manual, 
including policies essential to agency and agency member defensibility, including civil liability-related topics 
You'll receive one-on-one collaborative assistance to help you review, customize and adopt the policies efficiently and 
effectively. 

Implementation Policy Tier V: Operational Consistency Policies 
Benefit from our proven, systematic approach to implementing polices. Tier V represents about 20% of the manual, 
including policies needed to ensure operational consistency across your organization. You'll receive one-on-one 
collaborative assistance to help you review, customize and adopt the policies efficiently and effectively. 
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Prepared By: Karen James 
Phone: (949) 325-1230 
Email: kjames@lexipol.com 

Overview 

Proposal 

Quote#: 

Date: 
Valid Through: 

Q-16827-4
1/26/2021

7/1/2021 

Lexi pol empowers first responders and their communities to best serve the needs of their 
residents safely and responsibly. We are the experts in policy, training and wellness support for 
first responders and government leaders, helping address public safety challenges and improve 
the quality of life for all community members. Our solutions encompass state-specific policies, 
online learning, behavioral health resources, funding assistance, and news and analysis, including 
the on line digital communities Police1, FireRescue1, EMS1, Corrections1 and Gov1. The services 
proposed below are designed to meet your agency's specific goals and needs. 

QTY DESCRIPTION UNIT PRICE EXTENDED 

1 Annual Law Enforcement Policy Manual & Daily Training Bulletins w/ USD 14,242.00 USD 14,242.00 
Supplemental Publication Service w/ Procedures (12 Months) 

Subscription Line Items Total USD 14,242.00 

1 Law Enforcement Standard Policy Cross-Reference USO 2,155.00 USO 2,155.00 

1 Law Enforcement Agency-Specific Content Extraction USO 2,195.00 USO 2,195.00 

1 Law Enforcement Tier I Implementation USO 6,646.00 USO 6,646.00 

1 Law Enforcement Tier II Implementation USO 3,660.00 USO 3,660.00 

1 Law Enforcement Tier Ill Implementation USO 3,342.00 USO 3,342.00 

1 Law Enforcement Tier IV Implementation USO 4,375.00 USO 4,375.00 

1 Law Enforcement Tier V Implementation USO 2,896.00 USO 2,896.00 

One,-Time Line Items Total USO 25,2-69.00 
-

' USO 39,511.00 

TOTAL: USO 39,511.00 

*Law Enforcement Policy pricing is based on 29 Law Enforcement Sworn Officers. Law Enforcement
Cross Reference Professional Services pricing is based on 200 pages.

Notes 

Cross Ref based on 200 pp of current content+ city employee handbook. 
Discount Notes 

3-Year Advance Payment Option - No rate increase until 2025 renewal if agency starts no later than July 1, 2021 with 3-
year advance payment (initial invoice in July, payment due end of July 2021 ).
Year 1 Total: $39,511
Year 2 Total: $14,242
Year 3 Total: $14,242
GRAND TOTAL 3-YEAR ADVANCE: $67,995.
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CITY COUNCIL WORK SESSION 

AGENDA SECTION WORK SESSION ITEMS 

MEETING DATE JUNE 7, 2021 

 

ITEM: SACA Relocation Project Update 

DEPARTMENT: Community Development BY/DATE: Aaron Chirpich – 6/3/21 

CITY STRATEGY:  (please indicate areas that apply by adding a bold “X” in front of the selected text below) 

_Safe Community _Diverse, Welcoming “Small-Town” Feel 

_Economic Strength _Excellent Housing/Neighborhoods 

X Equity and Affordability _Strong Infrastructure/Public Services 

_Opportunities for Play and Learning _Engaged, Multi-Generational, Multi-Cultural Population 

 
BACKGROUND: 
Southern Anoka County Assistance (SACA) has been working with the City for several months on plans to 
relocate their business operations to the City owned development site located just north of the Public Safety 
campus. The SACA relocation site has been integrated into a larger Planned Unit Development (PUD) site plan 
that has been proposed by Reuter Walton Development. The PUD includes Reuter Walton’s proposed 62-unit 
affordable housing community and a future development parcel for the new SACA facility.  
 
The relocation has been prompted by SACA’s desire to expand their services and increase the capacity of their 
food shelf and thrift store operations. To achieve these objectives, SACA needs to build a new facility that is 
approximately double the size of their current location. The current SACA building is located on City owned 
property at 627 38th Avenue NE. SACA owns their building and they lease their site from the City. The existing 
land lease is set to expire in 2029. Under the terms of the lease, the City is obligated to buy SACA’s building 
from them when they vacate the site. To this end, staff has secured an appraisal of the building and the 
appraisal has rendered a value of $280,000. A copy of the appraisal is attached to this report.  
 
The Council recently approved a memorandum of understanding (MOU) outlining the terms of a deal with 
SACA to facilitate the relocation. Under the terms of the MOU, SACA will put the $280,000 building payment 
received by the City towards the purchase of their new site. SACA will own their new site, rather than lease 
from the City. The new development site has been assigned a value of $250,000. Therefore, the City will pay 
SACA an additional $30,000 to complete the transaction.  
 
For the SACA project to move forward, Reuter Walton needs to complete their land-use approval process. 
Upon successful establishment of the proposed PUD, SACA will be poised to finalize their site plans and submit 
application to the City for their land-use approvals. To better prepare for the next phase of the SACA project, 
staff would like to invite the SACA Board to the Work Session meeting to discuss the status of their relocation 
efforts and set benchmarks for advancing their project.  
 
ATTACHMENT(S): 

1. SACA building appraisal 
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APPRAISAL  FOR 
LIGHT INDUSTRIAL BUILDING 

LOCATED AT: 
627 38TH AVENUE NE 

COLUMBIA HEIGHTS, MINNESOTA 
55421 

BUILDING ONLY VALUATION 

 
 

 
 
 
 
 

Prepared for 
Mr. aaron J Chirpich, MPS 
Community Development 

Director 
City of Columbia Hieghts 

590 40th Avenue NE 
Columbia Heights, Minnesota 55421 

 
 
 

PREPARIED BY 
CLARKE T. GOSET 

CERTIFIED GENERAL REAL PROPERTY  
APPRAISER 

MN LICENSE #4002042 
 

 

Date of Inspection:              3/4/2021 
Effective Valuation Date:    3/4/2021 
Date of Appraisal Report:      5/10/2021 
File Number:                          39023 
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        �������  'DWH��0D\��������� 
0U��$DURQ�-��&KLUSLFK��03$��&RPPXQLW\�'HYHORSPHQW�'LUHFWRU 
&LW\�RI�&ROXPELD�+HLJKWV 
������WK�$YHQXH�1( 
&ROXPELD�+HLJKWV��0LQQHVRWD������ 
 
5(��5HVWULFWHG�8VH�0DUNHW�9DOXH�$SSUDLVDO 
/LJKW�,QGXVWULDO�%XLOGLQJ�/RFDWHG�DW� 
������WK�$YHQXH�1( 
&ROXPELD�+HLJKWV��0LQQHVRWD������ 
%XLOGLQJ�2QO\�9DOXDWLRQ 
 
0U��&KLUSLFK�� 
 
,Q�DFFRUGDQFH�ZLWK�\RXU�UHTXHVW��,�KDYH�FRPSOHWHG�DQ�DSSUDLVDO�IRU�WKH�DERYH�UHIHUHQFHG�SURSHUW\�IRU�WKH�SXU�
SRVH�RI�HVWLPDWLQJ�WLWV�SUREDEOH�PDUNHW�YDOXH�LQ�WKH�IHH�VLPSOH�LQWHUHVW�IRU� WKH�EXLOGLQJ� RQO\�� �7KH�SURSHUW\�
ZDV�LQVSHFWHG�RQ�0DUFK����������7KH�LQVSHFWLRQ�GDWH�VHUYHV�DV�WKH�HIIHFWLYH�GDWH�RI�WKLV�YDOXDWLRQ��7KH�SXUSRVH�
DQG�IXQFWLRQ�RI�WKLV�YDOXDWLRQ�LV�IRU�WKH�EXLOGLQJ�RQO\�YDOXDWLRQ�RI�WKH�SURSHUW\��7KH�ODQG�LV�FXUUHQWO\�RZQHG�E\�
WKH�FLW\�RI�&ROXPELD�+HLJKWV�DQG�WKH�EXLOGLQJ�LV�FXUUHQWO\�OHDVHG��7KH�SXUSRVH�DQG�IXQFWLRQ�LV�WR�GHWHUPLQH�WKH�
YDOXH�RI�WKH�VWUXFWXUH�WKDW�RFFXSLHV�WKH�OHDVH�ODQG�RZQHG�E\�WKH�&LW\�RI�&ROXPELD�+HLJKWV�� 
 
$IWHU�FDUHIXO�FRQVLGHUDWLRQ�RI�WKH�IDFWRUV�LQIOXHQFLQJ�YDOXH��LW�P\�RSLQLRQ�WKDW�WKH�VXEMHFW�SURSHUW\�KDV��SURED�
EOH��EXLOGLQJ�RQO\�PDUNHW�YDOXH��DV�RI�WKH�HIIHFWLYH�GDWH�RI�WKH�DSSUDLVDO��LQ�WKH�DPRXQW�RI�� 
 
 
 
 
 
 
%DVHG�RQ�WKH�DQDO\VLV�FRQWDLQHG�ZLWKLQ�WKLV�DSSUDLVDO�WKH�DERYH�YDOXDWLRQ�ZDV�EDVHG�RQ�WKH�IROORZLQJ� 
 
([WUDFWLRQ�0HWKRG��8WLOL]LQJ�0DUNHW�$SSURDFKHV�WR�9DOXH���  �������� 
5HFRQVWUXFWLRQ�&RVW�$SSURDFK�      �������� 
 
   
7KH�SUREDEOH�EXLOGLQJ�RQO\�PDUNHW�YDOXH�LV�EDVHG�RQ�ERWK�DSSURDFKHV�WR�YDOXH�OLVWHG�DERYH���$OO�DSSURDFKHV�
XWLOL]HG�DUH�GHILQHG�DQG�H[SODLQHG�LQ�PRUH�GHWDLO�ZLWKLQ�WKLV�DSSUDLVDO�UHSRUW��7KH�YDOXH�VWDWHG�DERYH�DVVXPHG�
WKH�VXEMHFW�EXLOGLQJ�LV�VWUXFWXUDOO\�VRXQG�� ,I� LW�EHFRPHV�NQRZQ�WKDW� WKH�EXLOGLQJ�KDV�VLJQLILFDQW�VWUXFWXUDO� LV�
VXHV��WKH�DSSUDLVHU�UHVHUYH�WKH�ULJKW�WR�UHHYDOXDWH�WKH�ILQGLQJV�KHUHLQ��� 
� 
7KH�RSLQLRQ�RI�YDOXH�DV�H[SUHVVHG�LQ�WKLV�UHSRUW�LV�SUHGLFDWHG�RQ�WKH�GHILQLWLRQ�RI�PDUNHW�YDOXH�RI�WKH�IHH�VLP�
SOH�LQWHUHVW�RI�WKH�SURSHUW\�DV�GHILQHG�LQ�D�VHFWLRQ�RI�WKLV�HQFORVHG�UHSRUW��$�OHJDO�GHVFULSWLRQ�LV�LQFOXGHG�LQ�WKLV�
UHSRUW���7KLV�YDOXH�SUHVXPHV�WKDW�VSHFLDO�DVVHVVPHQWV��OLHQV�DQG�RWKHU�HQFXPEUDQFHV��LI�DQ\��DUH�WR�EH�SDLG�E\�
WKH� VHOOHU� SULRU� WR� WUDQVIHUV� RI� WKH� WLWOH�� 7KH� FDOFXODWLRQ� LV� FRQWLQJHQW� XSRQ� WKH� OLPLWLQJ� FRQGLWLRQV� LQFOXGHG�
ZLWKLQ�WKLV�UHSRUW�� 
 
7KH�IROORZLQJ�ZULWWHQ�UHSRUW�SUHVHQWV�WKH�ILQGLQJV��DQDO\VLV��DQG�FRQFOXVLRQV�RI�WKLV�DSSUDLVDO��:H�KDYH�PDGH�D�
FRPSOHWH�LQVSHFWLRQ�RI�WKH�VXEMHFW�SURSHUW\�DQG�KDYH�IXOO\�LGHQWLILHG�WKH�UHDO�HVWDWH�LQ�RXU�ZULWWHQ�UHSRUW��7KH�

MINNESOTA REAL ESTATE APPRAISAL SERVICES 
LLC 

 
Appraisers & Consultants 

7ඐඈ�+ඎඇൽඋൾൽ�(ංඁඍඒ�7ඁඈඎඌൺඇൽ�'ඈඅඅൺඋඌ 
���������� 
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UHSRUW�LV�EDVHG�RQ�LQIRUPDWLRQ�DQG�GDWD�WKDW�KDV�EHHQ�REWDLQHG�IURP�D�YDULHW\�RI�VRXUFHV�ZKLFK�DUH�WKRXJKW�WR�
EH�UHOLDEOH�DQG�UHOHYDQW���7KLV�DSSUDLVDO�UHSRUW�LV�D�VXPPDU\�DSSUDLVDO��,W�FRQWDLQV�D�GHVFULSWLRQ�RI�WKH�SURSHUW\�
DQG�D�VXPPHU\�RI�VLJQLILFDQW�IDFWRUV�DIIHFWLQJ�WKH�VXEMHFW�PDUNHW�YDOXH��VSHFLDO�FRQGLWLRQV��DGYHUVH�FRQGLWLRQV�
RU� DQ\�H[WUDRUGLQDU\� DVVXPSWLRQV� DIIHFWLQJ� LWV� YDOXH�� WKH�PHWKRGV�RI�YDOXDWLRQ�� DOO� DSSOLFDEOH� DSSURDFKHV� WR�
YDOXH�DQG�WKH�UHFRQFLOLDWLRQ�WR�WKH�ILQDO�YDOXH��7KLV�DSSUDLVDO�DVVLJQPHQW�LV�QRW�EDVHG�XSRQ�D�PLQLPXP�RU�VSH�
FLILF�YDOXDWLRQ�� 
 
7KLV�DSSUDLVDO�KDV�EHHQ�FRPSOHWHG�LQ�ERWK�FRPSOLDQFH�WR��DQG�FRQIRUPDQFH�RI��WKH�8QLIRUP�6WDQGDUG�RI�3UR�
IHVVLRQDO�$SSUDLVDO�3UDFWLFH��863$3���IHGHUDO�EDQNLQJ�UHJXODWLRQV�DQG�UHIRUPV�DV�VHW�IRUWK�E\�WKH�)LQDQFLDO�
,QVWLWXWLRQV�5HIRUP��5HFRYHU\��DQG�(QIRUFHPHQW�$FW��),55($���DQG�WKH�&RGH�RI�3URIHVVLRQDO�(WKLFV�RI�WKH�
$SSUDLVDO�,QVWLWXWH��,QIRUPDWLRQ�LQ�WKLV�UHSRUW�ZDV�JDWKHUHG�IURP�VRXUFHV�EHOLHYHG�WR�EH�UHOLDEOH��EXW�LV�QRW�
JXDUDQWHHG��7KLV�UHSRUW�FRPSOLHV�ZLWK�WKH�8QLIRUP�6WDQGDUGV�RI�$SSUDLVDO�3UDFWLFH��863$3���7KH�UHSRUW�LV�
DOVR�LQWHQGHG�WR�PHHW�WKH�UHTXLUHPHQWV�RI�D�VXPPDU\�UHSRUW��DV�GHILQHG�LQ�WKH�8QLIRUP�6WDQGDUGV�5XOH�� 
 
7KH�$PHULFDQV�ZLWK�'LVDELOLWLHV�$FW��$'$��EHFDPH�HIIHFWLYH�-DQXDU\�����������7KLV�DFW�ZDV�SDVVHG�WR�SUR�
YLGH� HTXDO� DFFHVV� WR� MREV� DQG� IDFLOLWLHV� IRU� WKRVH�ZLWK�GLVDELOLWLHV��$SSUDLVHUV� LQ�JHQHUDO� DUH�QRW�TXDOLILHG� WR�
LGHQWLI\�SRWHQWLDO�$'$�UHTXLUHPHQWV��7KHUHIRUH�ZH�UHFRPPHQG�WKDW�DQ�DSSURSULDWH�DQG�TXDOLILHG�SURIHVVLRQDO�
ILUP�DVVHVV�WKH�VXEMHFW�IRU�$'$�UHTXLUHPHQWV�� 
 
7KH�DSSUDLVHUV�ZKR�VLJQHG�RQ�RU�FRQWULEXWHG�WR�WKLV�UHSRUW�KDYH�WKH�QHFHVVDU\�DQG�UHTXLVLWH�H[SHULHQFH�LQ�SURS�
HUW\�W\SH�DQG�JHRJUDSKLF�DUHD�WR�FRPSHWHQWO\�FRPSOHWH�WKHLU�YDULRXV�DVVLJQPHQWV�WKURXJKRXW�WKLV�DSSUDLVDO�DV�
VLJQPHQW�� 
 
3HUVRQDO�SURSHUW\��VRPHWLPHV�NQRZQ�DV�IXUQLWXUH��IL[WXUHV��DQG�HTXLSPHQW��))�	�(���LV�DQ�LPSRUWDQW�IDFWRU�WR�
FRQVLGHU�LQ�WKH�YDOXDWLRQ�RI�UHDO�HVWDWH��2XU�YDOXDWLRQ�LV�IRU�WKH�UHDO�HVWDWH�RQO\��DQG�DQ\�))�	�(�ORFDWHG�RQ�WKH�
SURSHUW\�LV�QRW�LQFOXGHG�QRU�YDOXHG�LQ�WKLV�UHSRUW��7UDGH�)L[WXUHV��ZKLFK�DUH�FRQVLGHUHG�D�SLHFH�RI�HTXLSPHQW�
RQ�RU�DWWDFKHG�WR�WKH�UHDO�HVWDWH�ZKLFK�LV�XVHG�LQ�D�WUDGH�RU�EXVLQHVV��LI�YDOXHG�KHUHLQ��ZLOO�EH�DGGUHVV�ZLWKLQ�
WKLV�UHSRUW�� 

,�WUXVW�WKH�GDWD�SURYLGHG�KHUHLQ�LV�FOHDU�WR�WKH�UHDGHU��6KRXOG�DQ\�SDUW\�WR�WKH�YDOXDWLRQ�KDYH�DQ\�TXHVWLRQV�RQ�
WKH�GDWD�RU�LWV�LQWHUSUHWDWLRQ��GR�QRW�KHVLWDWH�WR�FRQWDFW�PH� 
 
7KDQN�\RX�IRU�WKH�RSSRUWXQLW\�WR�SURYLGH�D�VHUYLFH�� 
 
<RXUV�WUXO\� 

MINNESOTA REAL ESATE APPRAISAL SERIVCES 
LLC 

 
Appraisers & Consultants 

&ODUNH�7��*RVHW 
&HUWLILHG�*HQHUDO�$SSUDLVHU 
$SSUDLVHU��01�/LFHQVH��������� 
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index 

0HWKRG�RI�(QJDJHPHQW � 

'HVFULSWLRQ�RI�WKH�$SSUDLVDO�)RUPDW �-� 

([HFXWLYH�6XPPDU\ �-�� 

2YHUYLHZ�RI�WKH�6XEMHFW�3URSHUW\ ��-�� 

/RFDWLRQ�0DS �� 

=RQLQJ�,QIRUPDWLRQ �� 

0DUNHW�,QIRUPDWLRQ ��-�� 

2YHUYLHZ�RI�WKH�9DOXDWLRQ�3URFHVV ��-�� 

0DUNHW�$SSURDFK ��-�� 

3LFWXUHV�RI�6XEMHFW ��-�� 

'HPRJUDSKLFV ��-�� 

4XDOLILFDWLRQV ��-�� 

'HWHUPLQDWLRQ�RI�%XLOGLQJ�9DOXH�8WLOL]LQJ�0DU�
NHW�'DWD 

�� 

5HFRQVWUXFWLRQ�$SSURDFK ��-�� 
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�7KLV�DSSUDLVDO�RIILFH�ZDV�FRQWDFWHG�E\�WKH�DGGUHVVHH�KHUHLQ��7KH�SXUSRVH�DQG�IXQFWLRQ�RI�WKLV�DSSUDLVDO�LV�
IRU�GHWHUPLQLQJ�WKH�YDOXH�RI�WKH�EXLOGLQJ�RQO\�ORFDWHG�RQ�WKH�OHDVHG�ODQG�RZQHG�E\�WKH�&LW\�RI�&ROXPELD�
+HLJKWV��7KLV�DSSUDLVDO�LV�IRU�WKH�XVH�RI�WKH�DGGUHVVHH�RQO\�DQG�LV�QRW�LQWHQGHG�IRU�DQ\�RWKHU�SXUSRVH���7KLV�
DSSUDLVDO�RIILFH�KDV�QRW�SUHYLRXVO\�DSSUDLVHG�WKH�VXEMHFW�SURSHUW\�� 
 

method engagement 
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7KH�SURFHGXUHV�LQ�SUHSDULQJ�WKLV�W\SH�RI�DQ�DSSUDLVDO�UHSRUW��FDQ�EH�GLYLGHG�LQWR�ILYH�EDVLF�DUHDV� 

�� 7KURXJK�LQVSHFWLRQ�RI�WKH�SURSHUW\ 
�� &ROOHFWLRQ�RI�SHUWLQHQW�GDWD 
�� $QDO\VLV�RI�WKH�SURFHVV 
�� &RQFOXVLRQ�RI�YDOXH 
�� 3UHSDUDWLRQ�RI�UHSRUW 
 

$Q�DSSUDLVDO�UHSRUW�VKRXOG�UHVSRQVLEO\�DQG�DFFXUDWHO\�LGHQWLI\�DQG�DQDO\]H�WKH�VRXUFHV�RI�YDOXH�LQ�HDFK�
SURSHUW\�EHLQJ�DSSUDLVHG��9DOXH�LQ�UHDO�HVWDWH�FDQ�EURDGO\�EH�FDWHJRUL]HG�LQ�WKUHH�DUHDV��ZKLFK�DUH�DV�
IROORZV� 

�� $V�D�SODFH�WR�OLYH 
�� $V�D�SODFH�WR�HDUQ�D�OLYLQJ 
�� $V�DQ�LQYHVWPHQW 

 

7KH�ILUVW�SRUWLRQ�RI�WKLV�DSSUDLVDO�UHSRUW�ZLOO�LQFOXGH�GHVFULSWLYH�GDWD�UHODWHG�WR�RZQHUVKLS��SURSHUW\�DG�
GUHVV��OHJDO�GHVFULSWLRQ��WD[HV�DQG�VSHFLDO�DVVHVVPHQWV��LI�DQ\���]RQLQJ�DQG�XWLOLWLHV��VLWH�GHVFULSWLRQ��WKH�
KLJKHVW�DQG�EHVW�XVH�RI�WKH�SURSHUW\��DQG�DSSUDLVDO�GDWH�DQG�GHILQLWLRQ�RI�WKH�W\SH�RI�YDOXH�WKDW�ZLOO�EH�
DQDO\]HG�LQ�WKLV�DSSUDLVDO��7KH�LPSURYHPHQWV�ZLOO�DOVR�EH�GHVFULEHG��7KLV�LV�SUHVHQWHG�WR�LQIRUP�WKH�UH�
FLSLHQW�RI�WKH�UHSRUW�DV�WR�WKH�TXDOLW\�DQG�FRQGLWLRQ�RI�LPSURYHPHQWV��DQG�WKH�ORFDWLRQ�DQG�SRWHQWLDO�RI�
WKH�SURSHUW\�WKDW�LV�EHLQJ�DSSUDLVHG�� 

 

7KH�QH[W�SRUWLRQ�RI�WKH�UHSRUW�LV�WKH�DSSUDLVDO�SURFHVV��7KHUH�DUH�W\SLFDOO\�WKUHH�GLIIHUHQW�DSSURDFKHV�XWL�
OL]HG�LQ�WKH�DSSUDLVDO�RI�UHDO�HVWDWH��7KHVH�DUH��WKH�PDUNHW�DSSURDFK��FRPSDULVRQ�DSSURDFK���WKH�UHFRQ�
VWUXFWLRQ�UHSODFHPHQW�DSSURDFK��DQG�WKH�LQFRPH�DSSURDFK�� 

 

7KH�0DUNHW�$SSURDFK�ZLOO�EH�HPSOR\HG�E\�D�FRPSDULVRQ�DQDO\VLV�RI�VDOHV�RI�VLPLODU�LPSURYHG�SURSHU�
WLHV�DGMXVWLQJ�HDFK�VDOH�IRU�WLPH��ORFDWLRQ��VL]H��DJH��TXDOLW\��FRQGLWLRQ�DQG�DQ\�RWKHU�IDFWRUV�WKDW�DSSHDU�
UHODWLYH�WR�WKH�LPSURYHPHQWV�DQG�WKH�ODQG�� 

 

7KH�5HSODFHPHQW�&RVW�$SSURDFK�LV�DQ�DQDO\VLV�RI�WKH�FRVW�RI�ODQG�DV�XQLPSURYHG�RU�SULRU�WR�WKH�FRQ�
VWUXFWLRQ�RI�WKH�EXLOGLQJ�DQG�LPSURYHPHQWV��7KLV�LV�EDVHG�RQ�D�FRPSDULVRQ�RI�WKH�VXEMHFW�ODQG�WR�RWKHU�
VLPLODU�XQLPSURYHG�ODQG�FRPSDUDEOH�VDOHV��7KLV�YDOXH�LV�DGGHG��WR�WKH�HVWLPDWHG�FRVW�RI��FRQVWUXFWLQJ��
WKH�LPSURYHPHQWV�OHVV�WKH�YDOXH�DQG�GHSUHFLDWLRQ�WKDW�PD\�KDYH�RFFXUUHG� 

7KH�,QFRPH�$SSURDFK�ZLOO�EH�XWLOL]HG�E\�WKH�HVWLPDWLQJ�JURVV�LQFRPH��H[SHQVHV�DQG�QHW�LQFRPH�ZKLFK�

DESCRIPTION OF APPRAISAL FORMAT 
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DESCRIPTION OF APPRAISAL FORMAT 

ZLOO�EH�FDSLWDOL]HG�E\�DQ�RYHUDOO�UDWH�WKDW�ZLOO�UHIOHFW�HFRQRPLFDOO\��D�YDOXH�UDQJH�WKDW�LV�SDVVHG�WR�WKH�
VXEMHFW¶V�DELOLW\�WR�SURGXFH�LQFRPH�� 

$IWHU�WKH�FRPSOHWLRQ�RI�WKHVH�DSSURDFKHV��WKH\�ZLOO�EH�FRUUHODWHG�LQWR�D�ILQDO�FRQFOXVLRQ�RU�RSLQLRQ�RI�
PDUNHW�YDOXH�RI�WKH�SURSHUW\�DV�RI�WKH�GDWH�RI�WKH�DSSUDLVDO�� 

7KH�ODVW�VHFWLRQ�RI�WKLV�DSSUDLVDO�UHSRUW�LV�VXSSRUWLQJ�GDWD�IRU�WKH�FRQFOXVLRQV�DQG�YDOXHV�XWLOL]HG�ZLWKLQ�
WKH�UHSRUW��7KLV�VHFWLRQ�LQFOXGHV�SLFWXUHV�RI�WKH�VXEMHFW�SURSHUW\��VDOLHQW�GDWD�RI�WKH�FRPSDUDEOHV�XWLOL]HG��
UHJLRQDO�DQG�FRPPXQLW\�GHPRJUDSKLFV��DQG�HFRQRPLFDO�SURILOHV�RI�WKH�VXEMHFW�DUHD�� 
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(IIHFWLYH�'DWH�  0DUFK�������� 
'DWH�RI�,QVSHFWLRQ�  0DUFK�������� 
 
 
 
 
 
 
�-���0RQWKV��7KH�PDUNHWLQJ� WLPH�DQG� WKH�H[SRVXUH� WLPH�DUH�HVWLPDWHG� WR�EH�VLPLODU��7KHUH� LV�QR�
NQRZQ�H[WHUQDOLWLHV��RWKHU�WKHQ�&29,'-���ZKLFK�LV�H[FOXGHG�IURP�WKLV�DQDO\VLV��WKDW�ZRXOG�FRXOG�
DOWHU�WKH�PDUNHWLQJ�WLPH�� 
 
$V�UHTXLUHG�E\�WKH�)HGHUDO�EDQNLQJ�UHJXODWLRQV�DQG�UHIRUPV�VHW�IRUWK�E\�),55($��0DUNHWLQJ�WLPH�LV�
WKH�WLPH�SHULRG�QHHGHG�WR�VHOO�WKH�EXLOGLQJ��$�QXPEHU�RI�HFRQRPLF�IRUFHV�HIIHFW�PDUNLQJ�WLPH�VXFK�DV�
WKH�QXPEHU�RI�FRPSHWLWLYH�OLVWLQJV�LQ�WKH�DUHD�DQG�WKH�DYDLODELOLW\�RI�ILQDQFLQJ� 
9DOXDWLRQ�RI� WKH� VXEMHFW� VLWH� LV�EDVHG�RQ�FDVK�HTXLYDOHQF\�PDUNHW�YDOXH��7KH�PDUNHWLQJ� WLPH� IDPHV�
DVVXPHV� ³W\SLFDO´�PDUNHW� WHUPV��ZKLFK�ZRXOG� LQFOXGH� DYHUDJH� FXUUHQW�PRUWJDJH� UDWHV�ZLWK� DYHUDJH�
SRLQWV��D����-����ORDQ-WR-YDOXH�UDWLR��DQG�VDOHV�FRPPLVVLRQV�RI���-���RI�WKH�WRWDO�VDOH�SULFH��7KH�
SULPDU\�PDUNHW�DUHD�ZRXOG�EH�DVVXPHG�WR�LQFOXGH�WKH�QLQH-FRXQW\�PHWURSROLWDQ�DUHD�� 
 
 
 
 
7KH�SXUSRVH�RI�WKLV�DSSUDLVDO�UHSRUW�LV�WR�HVWLPDWH�WKH�SUREDEOH�PDUNHW�YDOXH�RI�WKH�IHH�VLPSOH�LQWHUHVW�
LQ�WKH�VXEMHFW�UHDO�HVWDWH��LQ�DFFRUGDQFH�ZLWK�WKH�DSSUDLVDO�SROLFLHV�DQG�SURFHGXUHV�VHW�IRUWK�E\�WKH�LQ�
WHQGHG�XVHUV�RI�WKLV�UHSRUW��7KH�RSLQLRQ�RI�PDUNHW�YDOXH�LV�VWDWHG�LQ�WHUPV�RI�FDVK�RU�ILQDQFLQJ�HTXLYD�
OHQW�WR�FDVK��7KH�SXUSRVH�RI�WKLV�DSSUDLVDO�IRU�LQWHUQDO�XVDJH�RQO\�E\�WKH�DGGUHVVHH�IRU�GHFLVLRQV�
UHODWLQJ�WR�FLW\�SODQQLQJ��7KLV�DSSUDLVDO� LV�IRU�WKH�XVDJH�RI�WKH�DGGUHVVHH�RQO\�DQG�LV�QRW�WR�EH�
XWLOL]HG�WR�SURFXUH�ILQDQFLQJ�� 
 

 
 
 
 
7KH�IXQFWLRQ�RI�WKLV�DSSUDLVDO�LV�WR�SURYLGH�WKH�LQWHQGHG�XVHU�RI�WKLV�UHSRUW�ZLWK�D�YDOXDWLRQ�HVWLPDWH�
ZKLFK�LV�WR�EH�127�XWLOL]HG�LQ�HQFXPEHULQJ�WKH�UHDO�HVWDWH��7KH�IXQFWLRQ�RI�WKH�DSSUDLVDO�LV�IRU�GHFL�
VLRQV�UHODWLQJ�FLW\�SODQQLQJ� 
 
 
 
 
 
 
 

EXECUTIVE SUMMARY 

0DUNHWLQJ�7LPH�([SRVXUH�7LPH 

3XUSRVH�RI�WKH�$SSUDLVDO 

)XQFWLRQ�RI�WKH�$SSUDLVDO 
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3HU�LQIRUPDWLRQ�SRVWHG�RQ�WKH�5HJLRQDO�0XOWLSOH�/LVWLQJ�6HUYLFH��WKH�EHORZ�LV�WKH�ODVW�QRWHG�VDOHV�KLVWRU\�� 

 
 
 
 

EXECUTIVE SUMMARY 

6DOHV�+LVWRU\ 
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7KLV� DSSUDLVDO� UHSRUW� FRQIRUPV� WR� WKH� 8QLIRUP� 6WDQGDUGV� RI� 3URIHVVLRQDO� $SSUDLVDO� 3UDFWLFH�
�863$3��DV�VHW�IRUWK�E\�WKH�$SSUDLVDO�)RXQGDWLRQ�� 
 
 
 
 
7KH�VXEMHFW�UHDO�HVWDWH�ZLOO�EH�DSSULVHG�E\�HVWLPDWLQJ�WKH�PDUNHW�YDOXH�RI�WKH�IHH�VLPSOH�LQWHUHVW�
RI�WKH�UHDO�HVWDWH��)RU�XVH�LQ�WKH�UHSRUW��WKH�PDUNHW�YDOXH�IRU�WKH�IHH�VLPSOH�LQWHUHVW�LQ�WKH�UHDO�HV�
WDWH�LV�VXEMHFW�WR�WKH�IROORZLQJ�GHILQLWLRQ��³7KH�IHH�VLPSOH�LQWHUHVW�LV�DQ�DEVROXWH�IHH��D�IHH�ZLWK�
RXW�OLPLWDWLRQV�WR�DQ\�SDUWLFXODU�FODVV�RI�KHLUV�RU�UHVWULFWLRQV��EXW�VXEMHFW�WR�WKH�OLPLWDWLRQV�RI�HP�
LQHQW�GRPDLQ��HVFKHDW��SROLFH�SRZHU��DQG�WD[DWLRQ��$Q�LQKHULWDEOH�HVWDWH´� 

 
 
 
 

 
7KH�DGGUHVVHH�LV�WKH�LQWHQGHG�XVHU�RI�WKLV�UHSRUW��7KH�DSSUDLVHUV�KDYH�EHHQ�UHTXHVWHG�WR�RIIHU�DQ�
RSLQLRQ�RI�WKH�PDUNHW�YDOXH�RI�WKH�UHIHUHQFHG��SURSHUW\��7KLV�DSSUDLVDO�LV�QRW�WR�EH�GLVWULEXWHG�WR�
RWKHU�WKHQ�WKH�FOLHQW�DQG�WKH�LQWHQGHG�XVHU�RI�WKLV�UHSRUW�ZLWKRXW�FRQVHQW�RI�WKH�VLJQLQJ�DSSUDLVHUV�
RI�WKLV�UHSRUW�� 
 
 
 
 
'HILQHG�DV�WKH�DPRXQW�DQG�W\SH�RI�LQIRUPDWLRQ�UHVHDUFKHG�DQG�WKH�DQDO\VLV�DSSOLHG�LQ�DQ�DVVLJQ�
PHQW��6FRSH�RI�ZRUN�LQFOXGHV��EXW�LV�QRW�OLPLWHG�WR��WKH�IROORZLQJ� 
7KH�GHJUHH�WR�ZKLFK�WKH�SURSHUW\�LV�LQVSHFWHG�RU�LGHQWLILHG��7KH�H[WHQW�RI�UHVHDUFK�LQWR�SK\VLFDO�
RU�HFRQRPLF�IDFWRUV�WKDW�FRXOG�DIIHFW�WKH�SURSHUW\��WKH�H[WHQW�RI�GDWD�UHVHDUFK��DQG�WKH�W\SH�DQG�
H[WHQW�RI�DQDO\VLV�DSSOLHG�WR�DUULYH�DW�RSLQLRQV�DQG�FRQFOXVLRQV� 
 
$Q�DSSUDLVDO�LV�D�SURFHVV�RI�HVWLPDWLQJ�WKH�PDUNHW�YDOXH�RI�UHDO�SURSHUW\��DV�GHILQHG�KHUHLQ��DV�RI�
D�VSHFLILF�GDWH�IRU� WKH� LQWHUHVW�VSHFLILHG�LQ� WKH�UHSRUW�� ,QIRUPDWLRQ�SURYLGHG�E\� WKH�FOLHQW� LV�QRW�
JHQHUDOO\�YHULILHG��EXW�LV�EHOLHYHG�WR�EH�FRUUHFW�DQG�UHOLDEOH� 
  
/HJDO�GHVFULSWLRQV��FRPPXQLW\�DQG�QHLJKERUKRRG��VLWH�DQG�WD[�LQIRUPDWLRQ�DUH�JHQHUDOO\�JDLQHG�
IURP�SXEOLF�UHFRUGV�RU�SXEOLVKHG�VRXUFHV�DV�ZHOO�DV�IURP�LQGLYLGXDOV�EHOLHYHG�WR�EH�IDPLOLDU�ZLWK�
WKH�DUHD���7KH�SODW�LV�JDLQHG�IURP�WKH�SXEOLF�UHFRUGV�XQOHVV�D�VXUYH\�LV�SURYLGHG� 
$OO�SRVVLEOH�DSSUDLVDO�WHFKQLTXHV�DUH�QRW�QHFHVVDULO\�XVHG��RQO\�WKRVH�EHOLHYHG�WR�EH�PRVW�DSSUR�
SULDWH�IRU�WKLV�W\SH�RI�SURSHUW\���7KH�DSSUDLVDO�WHFKQLTXHV�XVHG�DUH�FRQVLGHUHG�WKRVH�PRUH�DSSOL�

863$3�&RPSOLDQFH� 

EXECUTIVE SUMMARY 

3URSHUW\�5LJKWV�$SSUDLVHG 

&OLHQW�DQG�,QWHQGHG�8VHU�RI�WKLV�5HSRUW 

6FRSH�RI�:RUN 
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 FDEOH�LQ�WKLV�DSSUDLVDO�SURFHVV�DQG�DUH�LQWHQGHG�WR�PHHW�RU�H[FHHG�WKH�VWDQGDUGV��HWKLFV�DQG�UXOHV�

RI�WKH�8QLIRUP�6WDQGDUGV�RI�$SSUDLVDO�3UDFWLFH� 
  
&RPSDUDEOH�SURSHUW\�GDWD� LV�FRQILUPHG�ZLWK�D�SDUW\�IDPLOLDU�ZLWK� WKH� WUDQVDFWLRQ�DQG�RU�SXEOLF�
UHFRUGV�DV�UHDVRQDEO\�SRVVLEOH�� �5HVHDUFK�DQG�LQIRUPDWLRQ�RI�WKLV�W\SH�LV�XVXDOO\�OLPLWHG�WR�RQH�
VRXUFH��XQOHVV�UHDVRQDEOH�GRXEW�LV�H[SHULHQFHG���$FFXUDF\��RI�FRXUVH��FDQQRW�EH�JXDUDQWHHG��$QD�
O\WLFDO�FRQFOXVLRQV�DUH�RQO\�WKRVH�RI�WKH�DSSUDLVHUV�VLJQLQJ�WKH�UHSRUW���7KH�YDOXH�HVWLPDWHG�RI�WKH�
VXEMHFW�SURSHUW\�LV�PDGH�JLYLQJ�IXOO�FRQVLGHUDWLRQ�WR�WKH�YDULRXV�IDFWRUV�DIIHFWLQJ�YDOXH� 
 
7KH�DSSUDLVDO� LV� LQWHQGHG�IRU�SHUVRQV��RU� ILUPV�� IDPLOLDU�ZLWK� UHDO�HVWDWH�DQG�UHDO�SURSHUW\�� DQG�
IDPLOLDU�ZLWK�DSSUDLVDO�WHUPLQRORJ\��PHWKRGRORJ\�DQG�UHSRUWLQJ���,I�DQ\�TXHVWLRQV�DULVH�DERXW�WKH�
DSSUDLVDO��LWV�XVH��WHUPV��VFRSH��UHVHDUFK��RU�DQDO\WLFDO�PHWKRGRORJ\�XVHG��WKH�VLJQLQJ�DSSUDLVHUV�
VKRXOG�EH�FRQWDFWHG�� 
 
7KH�LQWHQGHG�XVHUV�RI�WKLV�UHSRUW�DUH�LGHQWLILHG�DV�VRSKLVWLFDWHG�LQ�UHDO�SURSHUW\�DQDO\VLV�DQG�VXFK�
D�VXPPDU\�DSSUDLVDO�LV�GHHPHG�DGHTXDWH���7KH�LQWHQGHG�XVH�RI�WKLV�UHSRUW�LV�IRU�WKH�DGGUHVVHV�RQ�
O\��DV�WKH�VROH�XVHU�RI�WKLV�UHSRUW�� 
 
 
 
 
7KH�+LJKHVW�DQG�%HVW�8VH��DV�GHILQHG�E\�YDULRXV�SXEOLFDWLRQV�RI�WKH�$PHULFDQ�,QVWLWXWH�RI�5HDO�
(VWDWH�$SSUDLVHUV�DQG� WKH�6RFLHW\�RI�5HDO�(VWDWH�$SSUDLVHUV� LV�FRQVLGHUHG�DV�IROORZV��7KH�IRXU�
VWDJHV�RI�DQDO\VLV�DQG� WKH�VXEVHTXHQW� WHVWV�DUH�� LQ�RXU�RSLQLRQ��SHUWLQHQW� WR� WKH�FXUUHQW�UHTXLUH�
PHQWV�SODFHG�RQ�WKH�SURIHVVLRQDO�DSSUDLVHU�� 
 
³WKH�PRVW�SURILWDEOH��OLNHO\�XVH�WR�ZKLFK�D�SURSHUW\�FDQ�EH�SXW��7KH�RSLQLRQ�RI�VXFK�XVH�PD\�EH�
EDVHG�RQ� WKH� KLJKHVW� DQG�PRVW�SURILWDEOH� FRQWLQXRXV� XVH� WR�ZKLFK� WKH�SURSHUW\� LV� DGDSWHG� DQG�
QHHGHG��RU�OLNHO\�WR�EH�LQ�GHPDQG�LQ�WKH�UHDVRQDEOH�QHDU�IXWXUH��+RZHYHU��HOHPHQWV�DIIHFWLQJ�YDO�
XH�ZKLFK�GHSHQG�XSRQ�HYHQWV�RU�FRPELQDWLRQV�RI�RFFXUUHQFHV��ZKLFK�DUH�QRW�IDLUO\�VKRZQ�WR�EH�
UHDVRQDEO\�SUREDEOH�VKRXOG�EH�H[FOXGHG�IURP�FRQVLGHUDWLRQ��$OVR��LI�WKH�LQWHQGHG�XVH�LV�GHSHQG�
HQW�XSRQ�DQ�XQFHUWDLQ�DFW�RI�DQRWKHU�SHUVRQ��WKH�LQWHQWLRQ�FDQQRW�EH�FRQVLGHUHG´� 
 
³WKDW�XVH�RI�WKH�ODQG�ZKLFK�PH�UHDVRQDEO\�EH�H[SHFWHG�WR�SURGXFH�WKH�JUHDWHVW�QHW�UHWXUQ�WR�ODQG�
RYHU�D�JLYHQ�SHULRG�RI�WLPH��7KH�OHJDO�XVH�ZKLFK�ZLOO�\LHOG�WR�WKH�ODQG�WKH�KLJKHVW�SUHVHQW�YDOXH��
VRPHWLPHV�FDOOHG�µRSWLPXP�XVH¶´� 
 
,Q�HVWLPDWLQJ�WKH�KLJKHVW�DQG�EHVW�XVH��WKHUH�DUH�HVVHQWLDOO\�IRXU�VWDJHV�RI�DQDO\VLV´ 
 
�� 3RVVLEOH�8VH��7R�ZKDW�XVH�LV�LW�SK\VLFDOO\�SRVVLEOH 
�� 3HUPLVVLEOH�8VH��/HJDO���:KDW�XVHV�DUH�SHUPLWWHG�E\�]RQLQJ�DQG�GHHG�UHVWULFWLRQV 
�� )HDVLEOH�8VH��:KLFK�SRVVLEOH�DQG�SHUPLVVLEOH�XVHV�ZLOO�SURGXFH�DQ\�QHW�UHWXUQ 
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 �� +LJKHVW�DQG�%HVW�8VH��$PRQJ�WKH�IHDVLEOH�XVHV��ZKLFK�XVH�ZLOO�SURGXFH�WKH�KLJKHVW�QHW�UHWXUQ�

RU�WKH�KLJKHVW�SUHVHQW�ZRUWK�� 
 
7KH�KLJKHVW�DQG�EHVW�XVH�RI� WKH� ODQG��RU�VLWH��� LI�YDFDQW�DQG�DYDLODEOH�IRU�XVH��PD\�EH�GLIIHUHQW�
IURP�WKH�KLJKHVW�DQG�EHVW�XVH�RI�WKH�LPSURYHG�SURSHUW\��7KLV�ZLOO�EH�WUXH�ZKHQ�WKH�LPSURYHPHQW�
LV�QRW�DQ�DSSURSULDWH�XVH�DQG�\HW�PDNHV�D�FRQWULEXWLRQ�WR�WKH�WRWDO�SURSHUW\�YDOXH�LQ�H[FHVV�RI�WKH�
YDOXH�RI�WKH�VLWH�� 
 
7KH�IROORZLQJ�WHVW�PXVW�EH�SDVVHG�LQ�GHWHUPLQLQJ�WKH�KLJKHVW�DQG�EHVW�XVH´ 
 
�� 7KH�XVH�PXVW�EH�OHJDO 
�� 7KH�XVH�PXVW�EH�SUREDEOH��QRW�VSHFXODWLYH�RU�FRQMHFWXUDO 
�� 7KHUH�PXVW�EH�D�SURILWDEOH�GHPDQG�IRU�VXFK�XVH�DQG�LW�PXVW�UHWXUQ�WR�WKH�ODQG�WKH�KLJKHVW�QHW�

UHWXUQ�IRU�WKH�ORQJHVW�SHULRG�RI�WLPH�� 
 
*LYHQ� WKH� VXEMHFW¶V� ORFDWLRQ�� ]RQLQJ� DQG� SK\VLFDO� IHDWXUHV�� WKH� VLWH� LV� FOHDUO\� RULHQWHG� WR� VRPH�
W\SH�RI�FRPPHUFLDO�XVH�V���7KH�FXUUHQW�]RQLQJ�RUGLQDQFHV�SHUPLW�D�YDULHW\�RI�XVHV�PDLQO\�RULHQW�
HG�WR�QHLJKERUKRRG�FRPPHUFLDO�GHYHORSPHQW��7KH�VXEMHFW�VLWH�DSSHDUV�ZHOO�VXLWHG�WR�VXFK�XVHV�
XS�WR�WKH�GHQVLW\�SHUPLWWHG�E\�LWV�VL]H�DUHD��8OWLPDWHO\��ZH�HVWLPDWH�WKH�KLJKHVW�DQG�EHVW�XVH�RI�
WKH�VXEMHFW�VLWH��DV�LI�YDFDQW��WR�EH�IRU�LQGXVWULDO�RULHQWHG�GHYHORSPHQW� 
 
7KH� LPSURYHPHQWV�HVVHQWLDOO\� UHSUHVHQW�FRQYHQWLRQDO�FRQVWUXFWLRQ��7KH\�DUH�JHQHUDOO\�ZHOO�GH�
VLJQHG�DQG�ZHOO�EXLOW�ZLWK�VLJQLILFDQW�UHPDLQLQJ�HFRQRPLF�OLIH��7KH�SURSHUW\�LV�ZHOO�VXLWHG�WR�LWV�
FXUUHQW�XVH�DQG�UHSUHVHQW�D�JRRG�FRPPHUFLDO�ORFDWLRQ��7KHUHIRUH��ZH�HVWLPDWH�WKH�KLJKHVW�DQG�
EHVW�XVH�RI�WKH�VXEMHFW�SURSHUW\��DV�LPSURYHG��WR�EH�IRU�FRQWLQXHG�XVH�DV�LW�LV�FXUUHQWO\�� 
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0DUNHW�YDOXH�DV�XVHG�LQ�WKLV�DSSUDLVDO�LV�GHILQHG�DV�IROORZV��$�W\SH�RI�YDOXH��VWDWHV�DV�DQ�RSLQLRQ��
WKDW�SUHVXPHV�WKH�WUDQVIHU�RI�D�SURSHUW\��L�H���D�ULJKW�RI� RZQHUVKLS�RU�D�EXQGOH�RI�VXFK�ULJKWV���DV�
RI�D�FHUWDLQ�GDWH��XQGHU�VSHFLILF�FRQGLWLRQV�VHW�IRUWK�LQ�WKH�GHILQLWLRQ�RI�WKH�WHUP�LGHQWLILHG�E\�WKH�
DSSUDLVHU�DV�DSSOLFDEOH�LQ�DQ�DSSUDLVDO��,PSOLFLW�LQ�WKLV�GHILQLWLRQ�LV�WKH�FRQVXPPDWLRQ�RI�D�VDOH�DV�
RI�D�VSHFLILHG�GDWH�DQG�WKH�SDVVLQJ�RI�WLWOH�IURP�VHOOHU�WR�EX\HU�XQGHU�FRQGLWLRQV�ZKHUHE\��%X\HU�
DQG�VHOOHU�DUH�W\SLFDOO\�PRWLYDWHG��%RWK�SDUWLHV�DUH�ZHOO�LQIRUPHG�RU�ZHOO�DGYLVHG��DQG�DFWLQJ�LQ�
ZKDW� WKH\� FRQVLGHU� WKHLU� RZQ�EHVW� LQWHUHVWV�� $� UHDVRQDEOH� WLPH� LV� DOORZHG� IRU� H[SRVXUH� LQ� WKH�
RSHQ�PDUNHW��3D\PHQW�LV�PDGH�LQ�WHUPV�RI�FDVK�LQ�8�6��GROODUV�RU�LQ�WHUPV�RI�ILQDQFLDO�DUUDQJH�
PHQWV�FRPSDUDEOH� WKHUHWR��DQG�7KH�SULFH�UHSUHVHQWV� WKH�QRUPDO�FRQVLGHUDWLRQ�IRU� WKH�SURSHUW\�
VROG�XQDIIHFWHG�E\�VSHFLDO�RU�FUHDWLYH�ILQDQFLQJ�RU�VDOHV�FRQFHVVLRQV�JUDQWHG�E\�DQ\RQH�DVVRFLDW�
HG�ZLWK�WKH�VDOH� 
 
 
 
 
 
1R�HQYLURQPHQWDO�LPSDFW�VWXGLHV�RU�VRLO�DQDO\VLV�ZHUH�UHTXHVWHG�LQ�UHYLHZHG�LQ�FRQMXQFWLRQ�ZLWK�
WKLV�DSSUDLVDO��DQG�WKH�DSSUDLVHUV�KHUHE\�UHVHUYH�WKH�ULJKW�WR�DOWHU��DPHQG��UHYLVH�RU�UHVFLQG�DQ\�RI�
WKH�YDOXH��RSLQLRQV�EDVHG�XSRQ�DQ\�VXEVHTXHQW�HQYLURQPHQWDO�LPSDFW�VWXGLHV��UHVHDUFK�RU�LQYHVWL�
JDWLRQ�DQG�RU�VRLO�FRQGLWLRQV�� 
 
,Q�WKLV�DSSUDLVDO�DVVLJQPHQW��WKH�H[LVWHQFH�RI�SRWHQWLDOO\�KD]DUGRXV�PDWHULDO�XVHG�LQ�WKH�FRQVWUXF�
WLRQ�RQ�PDLQWHQDQFH�RI�EXLOGLQJV�� �VXFK�DV� WKH�SUHVHQFH�RI�XUHD� IRUPDOGHK\GH�IRDP�LQVXODWLRQ��
DVEHVWRV��DQG�RU�WKH�H[LVWHQFH�RI�VXEVWDQFHV�DERYH�RU�EHORZ�JURXQG�OHYHO�VXFK�DV�WR[LF�ZDVWH��UD�
GRQ�JDV��HFW���DQG���RU��RI�DQ\�RWKHU�HQYLURQPHQWDO�LQIOXHQFH�WKDW�PD\�DGYHUVHO\�DIIHFW�WKH�YDOXH�
RI�WKH�SURSHUW\�RU�WKH��KHDOWK�RI�WKH�LQKDELWDQW�RI�WKH�SURSHUW\��ZDV�QRW�REVHUYHG�E\�XVH��QRU�GRH�
ZH�KDYH�DQ\�NQRZOHGJH�RI�WKH�H[LVWHQFH�RI�VXEMHFW�PDWHULDOV�VXEVWDQFHV�LQIOXHQFHV�RQ�RU�LQ�WKH�
SURSHUW\�� 
 
7KH�DSSUDLVHUV��KRZHYHU�� LV�QRW�TXDOLILHG� WR�GHWHFW�VXEMHFW�PDWHULDOV�VXEVWDQFHV�LQIOXHQFHV��7KH�
H[LVWHQFH�RI�DQ\�SRWHQWLDOO\�KD]DUGRXV�PDWHULDO�RU�WR[LF�ZDVWH�PD\�KDYH�DQ\�HIIHFW�RQ�WKH�YDOXH�
RI�WKH�SURSHUW\���1DWXUDOO\��QR�UHVSRQVLELOLW\�LV�DVVXPHG�E\�WKLV�RIILFH�RU�DSSUDLVHUV�IRU�WKH�H[LVW�
HQFH�RI�DQ\�PDWHULDOV�RI�WKLV�W\SH�� 
 
7KH�RSLQLRQ�RI�YDOXH�LQ�WKLV�DSSUDLVDO�LV�EDVHG�RQ�WKH�DVVXPSWLRQV�DV�WKH\�PD\��RU�QRW�SHUWDLQ�WR�
WKH�VXEMHFW�SURSHUW\��7KLV�DSSUDLVDO�DVVXPHV�WKDW� 
 
�� 7KH�VDQLWDU\�ZDVWH�LV�GLVSRVHG�RI�E\�D�PXQLFLSDO�VHZHU�RU�D�SURSHU�DOWHUQDWHG�WUHDWPHQW�V\V�

WHP�LQ�JRRG�IXQFWLRQDO�FRQGLWLRQ�� 
�� $OO�IXHO�LV�GLVSHQVHG�DQG�VWRUHG�LQ�DFFRUGDQFH�WR�DOO�IHGHUDO�DQG�RWKHU�JRYHUQPHQWDO�UHJXOD�

EXECUTIVE SUMMARY 

0DUNHW�9DOXH�'HILQHG 

(QYLURQPHQWDO�'LVFODLPHU 

20

Item 2.



�����3��2��%R[���������5RVHYLOOH��0LQQHVRWD�������3KRQH�����-���-�����H-PDLO��FJRVHW#FRPFDVW�QHW�������� 

0,11(627$�5($/�(67$7(�$335$,6$/�6(59,&(6 

WLRQ�VWDQGDUGV� 
�� 7KHUH�LV�DQ�DGHTXDWH�VXSSO\�RI�VDIH��OHDG-IUHH�GULQNLQJ�ZDWHU 
�� 7KH�VXEMHFW�SURSHUW\�KDV�QR�DSSDUHQW�VLJQV�RI�VRLO�FRQWDPLQDQWV 
�� 7KH�UDGRQ�OHYHO�LV�DW�RU�EHORZ�(3$�UHFRPPHQG�OHYHOV 
�� 7KHUH�LV�QR�KD]DUGRXV�ZDVWH�RQ�WKH�SURSHUW\�DQG�WKHUH�DUH�QR�KD]DUGRXV�ZDVWHV�VLWHV�QHDU�WKH�

VXEMHFW�SURSHUW\�WKDW�QHJDWLYHO\�DIIHFW�WKH�YDOXH�RU�VDIHW\�RI�WKH�SURSHUW\ 
�� $Q\�IXQFWLRQLQJ�XQGHUJURXQG�VWRUDJH�WDQNV�DUH�QRW�OHDNLQJ�DQG�DUH�SURSHUO\�UHJLVWHUHG 
�� $Q\�DEDQGRQHG�8�6�7�¶V�DUH�IUHH�IURP�FRQWDPLQDWLRQV�DQG�ZHUH�SURSHUW\�GUDLQHG��ILOOHG�DQG�

VHDOHG��� 
�� 7KHUH�LV�QR�VLJQLILFDQW�8)),�LQVXODWLRQ�RU�RWKHU�85($�IRUPDOGHK\GH�PDWHULDO�RQ�WKH�SURSHUW\ 
��� 7KHUH�LV�QR�DSSDUHQW�YLVLEOH�RU�NQRZQ�GRFXPHQWHG�HYLGHQFH�RI�IODNLQJ�RU�SHHOLQJ�OHDG�SDLQW�

RQ�WKH�SURSHUW\ 
��� 7KH�SURSHUW\�LV�IUHH�RI�VLJQLILFDQW�DLU�DQG���RU�QRLVH�SROOXWLRQ 
��� 7KHUH�LV�QR�XQFRQWDLQHG�IULDEOH�DVEHVWRV�RU�RWKHU�KD]DUGRXV�DVEHVWRV�PDWHULDO�RQ�WKH�SURSHUW\ 
��� 7KHUH�LV�QR�DSSDUHQW�OHDNLQJ�IORUHVFHQW�OLJKW�EDOODVWV��FDSDFLWRUV�RU�WUDQVIRUPHUV�DQ\ZKHUH�RQ�

RU�QHDUE\�XQOHVV�QRWHG 
��� 7KHUH�DUH�QR�NQRZQ�JHRORJLFDO�KD]DUGV 
��� 7KHUH�LV�QR�NQRZQ�PHGLFDO�ZDVWHV��SHVWLFLGHV�RU�DJULFXOWXUDO�SROOXWLRQ�RQ�WKH�VLWH 
��� 7KHUH�LV�QR�NQRZQ�VWRUDJH�RI�FKHPLFDO�SURGXFWV��VWRUDJH�GUXPV��UDGLDWLRQ�RU�HOHFWURPDJQHWLF�

UDGLDWLRQ� 
 
 
 
 
$V�GHILQHG�DV�DQ�DVVXPSWLRQ��GLUHFWO\�UHODWHG�WR�D�VSHFLILF�DVVLJQPHQW��ZKLFK�LI�IRXQG�WR�EH�IDOVH��
FRXOG�DOWHU� WKH�DSSUDLVHU¶V�RSLQLRQV�RU�FRQFOXVLRQV��([WUDRUGLQDU\� DVVXPSWLRQV�SUHVXPH�DV� IDFW�
RWKHUZLVH�XQFHUWDLQ�LQIRUPDWLRQ�DERXW�SK\VLFDO��OHJDO��RU�HFRQRPLF�FKDUDFWHULVWLFV�RI�WKH�VXEMHFW�
SURSHUW\�� RU� DERXW� FRQGLWLRQV� H[WHUQDO� WR� WKH� SURSHUW\�� VXFK� DV�PDUNHW� FRQGLWLRQV� RU� WUHQGV�� RU�
DERXW�WKH�LQWHJULW\�RI�GDWD�XVHG�LQ�DQ�DQDO\VLV�� 
 
7KH�OHJDO�GHVFULSWLRQ�XVHG�LQ�WKLV�UHSRUW�LV�DVVXPHG�WR�EH�FRUUHFW� 
 
7KH�DSSUDLVHU�KDV�PDGH�QR�VXUYH\�RI�WKLV�SURSHUW\�DQG�QR�UHVSRQVLELOLW\�LV�DVVXPHG�LQ�FRQQHFWLRQ�
ZLWK�VXFK�PDWWHUV���6NHWFKHV�DQG�SKRWRJUDSKV�LQ�WKLV�UHSRUW�DUH�LQFOXGHG�RQO\�WR�DVVLVW�WKH�UHDGHU�
LQ�YLVXDOL]LQJ�WKH�SURSHUW\� 
 
�1R�UHVSRQVLELOLW\�LV�DVVXPHG�IRU�PDWWHUV�RI�D�OHJDO�QDWXUH�DIIHFWLQJ�WLWOH�WR�WKH�SURSHUW\�QRU�LV�DQ�
RSLQLRQ�RI�WLWOH�UHQGHUHG��7KH�WLWOH�LV�DVVXPHG�WR�EH�JRRG�DQG�PDUNHWDEOH� 
,QIRUPDWLRQ�IXUQLVKHG�E\�RWKHUV�LV�DVVXPHG�WR�EH�WUXH��FRUUHFW�DQG�UHOLDEOH���$�UHDVRQDEOH�HIIRUW�
KDV�EHHQ�PDGH�WR�YHULI\�VXFK�LQIRUPDWLRQ��KRZHYHU��WKH�DSSUDLVHU�DVVXPHV�QR�UHVSRQVLELOLW\�IRU�
LWV�DFFXUDF\� 
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$OO�PRUWJDJHV��OLHQV��HQFXPEUDQFHV��OHDVHV��DQG�VHUYLWXGH�KDYH�EHHQ�GLVUHJDUGHG�XQOHVV�VR�VSHFL�
ILHG�ZLWKLQ� WKH� UHSRUW�� � 7KH� SURSHUW\� LV� DSSUDLVHG� DV� WKRXJK� XQGHU� UHVSRQVLEOH� RZQHUVKLS� DQG�
FRPSHWHQW�PDQDJHPHQW� 
 
,W�LV�DVVXPHG�WKDW�WKHUH�DUH�QR�KLGGHQ�RU�XQDSSDUHQW�FRQGLWLRQV�RI�WKH�SURSHUW\��VXEVRLO��RU�VWUXF�
WXUHV� WKDW�ZRXOG�UHQGHU� LW�PRUH�RU� OHVV�YDOXDEOH�� �1R�UHVSRQVLELOLW\� LV�DVVXPHG�IRU�VXFK�FRQGL�
WLRQV�RU�IRU�HQJLQHHULQJ��ZKLFK�PD\�EH�UHTXLUHG�WR�GLVFRYHU�WKHP� 
 
,W�LV�DVVXPHG�WKDW�WKHUH�LV�IXOO�FRPSOLDQFH�ZLWK�DOO�DSSOLFDEOH�IHGHUDO��VWDWH��ORFDO�HQYLURQPHQWDO�
UHJXODWLRQV�DQG�ODZV�XQOHVV�QRQFRPSOLDQFH�LV�VWDWHG��GHILQHG�DQG�FRQVLGHUHG�LQ�WKH�DSSUDLVDO�UH�
SRUW� 
 
,W�LV�DVVXPHG�WKDW�DOO�DSSOLFDEOH�]RQLQJ�DQG�XVH�UHJXODWLRQV�DQG�UHVWULFWLRQV�KDYH�EHHQ�FRPSOLHG�
ZLWK��XQOHVV�QRQFRQIRUPLW\�KDV�EHHQ�VWDWHG��GHILQHG�RU�FRQVLGHUHG�LQ�WKH�DSSUDLVDO�UHSRUW� 
 
,W�LV�DVVXPHG�WKDW�DOO�UHTXLUHG�OLFHQVHV��FRQVHQWV�DQG�RWKHU�OHJLVODWLYH�DQG�DGPLQLVWUDWLYH�DXWKRUL�
W\�IURP�DQ\�ORFDO��VWDWH��QDWLRQDO�JRYHUQPHQWDO��SULYDWH�HQWLW\��RU�RUJDQL]DWLRQ�KDYH�EHHQ�RU�FDQ�
EH� REWDLQHG� RU� UHQHZHG� IRU� DQ\� XVH� RQ� ZKLFK� WKH� YDOXH� HVWLPDWHG� FRQWDLQHG� LQ� WKLV� UHSRUW� LV�
EDVHG� 
 
,W�LV�DVVXPHG�WKDW�WKH�XWLOL]DWLRQ�RI�WKH�ODQG�LV�ZLWKLQ�WKH�ERXQGDULHV�RU�SURSHUW\�OLQHV�RI�WKH�SURS�
HUW\�GHVFULEHG�DQG�WKDW�WKHUH�LV�QR�HQFURDFKPHQW�RU�WUHVSDVV�XQOHVV�QRWHG�ZLWKLQ�WKH�UHSRUW����� 
 
1R�HQYLURQPHQWDO�LPSDFW�VWXGLHV�ZHUH�HLWKHU�UHTXHVWHG�RU�PDGH�LQ�FRQMXQFWLRQ�ZLWK�WKLV�DSSUDLV�
DO��DQG�WKH�DSSUDLVHU�KHUHE\�UHVHUYHV�WKH�ULJKW�WR�DOWHU��DPHQG��UHYLVH�RU�UHVFLQG�DQ\�RI�WKH�YDOXH�
RSLQLRQV�EDVHG�XSRQ�DQ\�VXEVHTXHQW�HQYLURQPHQWDO�LPSDFW�VWXGLHV��UHVHDUFK�RU�LQYHVWLJDWLRQ� 
 
7KH�DSSUDLVHUV�KDYH�QR�NQRZOHGJH�RI�DEDQGRQHG�ZHOOV�RU�RI�WKH�H[LVWHQFH�RI�KD]DUGRXV�PDWHULDO�
WKDW�PD\�RU�PD\�QRW�EH�SUHVHQW�LQ�WKH�SURSHUW\���7KH�DSSUDLVHU�LV�QRW�TXDOLILHG�WR�GHWHFW�VXFK�VXE�
VWDQFHV�DQG�XUJHV�WKH�FOLHQW�WR�UHWDLQ�DQ�H[SHUW�LQ�WKH�ILHOG�SULRU�WR�DQ\�OHJDO�WUDQVDFWLRQ�RQ�WKH�
SURSHUW\�� �7KH�YDOXH�H[SUHVVHG�LQ� WKH�DSSUDLVDO�UHSRUW�DVVXPHV�QR�SUHVHQFH�RU�H[LVWHQFH�RI�WKLV�
W\SH�RI�FRQWDPLQDWLRQ� 
 
,W�LV�DVVXPHG�WKDW�WKHUH�LV�IXOO�FRPSOLDQFH�ZLWK�DOO�DSSOLFDEOH�IHGHUDO��VWDWH�DQG�ORFDO�HQYLURQPHQ�
WDO�UHJXODWLRQV�DQG�ODZ�XQOHVV�QRQ-FRPSOLDQFH�LV�VWDWHG��GHILQHG�DQG�FRQVLGHUHG�LQ�WKH�DSSUDLVDO�
UHSRUW� 
 
7KH�DSSUDLVHU�ZDV�QRW�DZDUH�RI�WKH�SUHVHQFH�RI�VRLO�FRQWDPLQDWLRQ�RQ�WKH�VXEMHFW�SURSHUW\��XQOHVV�
RWKHUZLVH�QRWHG�LQ�WKLV�DSSUDLVDO�UHSRUW���7KH�HIIHFW�XSRQ�PDUNHW�YDOXH��GXH�WR�FRQWDPLQDWLRQ�ZDV�
QRW�FRQVLGHUHG�LQ�WKLV�DSSUDLVDO��XQOHVV�RWKHUZLVH�VWDWHG� 
 
8QOHVV�RWKHUZLVH�VWDWHG�LQ�WKLV�UHSRUW��WKH�H[LVWHQFH�RI�KD]DUGRXV�PDWHULDO��ZKLFK�PD\�RU�PD\�QRW�
EH�SUHVHQW�RQ�WKH�SURSHUW\��ZDV�QRW�REVHUYHG�E\�WKH�DSSUDLVHU���7KH�DSSUDLVHU�KDV�QR�NQRZOHGJH�
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RI�WKH�H[LVWHQFH�RI�VXFK�PDWHULDOV�RQ�RU�LQ�WKH�SURSHUW\���7KH�DSSUDLVHU��KRZHYHU��LV�QRW�TXDOLILHG�
WR�GHWHFW�VXFK�VXEVWDQFHV�� �7KH�YDOXH�HVWLPDWH� LV�SUHGLFDWHG�RQ� WKH�DVVXPSWLRQ� WKDW� WKHUH� LV�QR�
VXFK�PDWHULDO� RQ� RU� LQ� WKH� SURSHUW\� WKDW�ZRXOG� FDXVH� D� ORVV� LQ� YDOXH�� �1R� UHVSRQVLELOLW\� LV� DV�
VXPHG�IRU�DQ\�VXFK�FRQGLWLRQV��RU�IRU�DQ\�H[SHUWLVH�RU�HQJLQHHULQJ�NQRZOHGJH�UHTXLUHG�WR�GLVFRY�
HU�WKHP��� 
 
 
 
 
$V�GHILQHG�DV�WKDW�ZKLFK�LV�FRQWUDU\�WR�ZKDW�H[LVWV�EXW�LV�VXSSRVHG�IRU�WKH�SXUSRVH�RI�DQDO\VLV� 
K\SRWKHWLFDO�FRQGLWLRQV�DVVXPH�FRQGLWLRQV�FRQWUDU\�WR�NQRZ�IDFWV�DERXW�SK\VLFDO�� OHJDO��RU�HFR�
QRPLF�FKDUDFWHULVWLFV�RI�WKH�VXEMHFW�SURSHUW\��RU�DERXW�FRQGLWLRQV�H[WHUQDO�WR�WKH�SURSHUW\��VXFK�DV�
PDUNHW�FRQGLWLRQV�RU�WUHQGV��RU�DERXW�WKH�LQWHJULW\�RI�GDWD�XVHG�LQ�WKH�DQDO\VLV��� 
 
 
 
 
 
 
7KH�IROORZLQJ�UHTXLVLWHV�DUH�FHUWLILHG�DV�EHLQJ�PHW� WR� WKH�EHVW�RI�P\�XQGHUVWDQGLQJ�LQ� WHUPV�RI�
WKH�GRFXPHQWDWLRQ�SUHVHQWHG�KHUHLQ� 
 
7KLV�DSSUDLVDO�FRQIRUPV�WR�WKH�JHQHUDOO\�DFFHSWHG�DSSUDLVDO�VWDQGDUGV�DV�HYLGHQFHG�E\�WKH�8QL�
IRUP�6WDQGDUGV�RI�3URIHVVLRQDO�$SSUDLVDO�3UDFWLFH��863$3��DGRSWHG�E\�WKH�$SSUDLVDO�6WDQGDUGV�
%RDUG��$6%��RI�WKH�$SSUDLVDO�)RXQGDWLRQ� 
 
7KLV�DSSUDLVDO�LV�ZULWWHQ�DQG�FRQWDLQV�VXIILFLHQW�LQIRUPDWLRQ�DQG�DQDO\VLV�WR�VXSSRUW�WKH�GHFLVLRQ�
RI�WKH�XQGHUZULWHU�RI�WKLV�SURMHFW�WR�HQJDJH�LQ�WKH�WUDQVDFWLRQ� 
 
7KH�DSSUDLVDO�LV�EDVHG�XSRQ�WKH�GHILQLWLRQ�RI�PDUNHW�YDOXH� 
 
7KLV�DSSUDLVDO�LV�SUHIRUPHG�E\�D�FHUWLILHG�JHQHUDO�DSSUDLVHU�LQ�DFFRUGDQFH�ZLWK�UHTXLUHPHQWV�XQ�
GHU� 
7LWOH�;,�RI�),55($� 
 
7KH�FXUUHQW�OHJDO�GHVFULSWLRQ�IRU�WKH�VXEMHFW�SDUFHO�LV�VXSSOLHG�LQ�WKH�GRFXPHQWDWLRQ 
 
863$3�UHTXLUHPHQWV�DUH�KHUHLQ�DWWHVWHG�WKDW�WKLV�DSSUDLVDO�DVVLJQPHQW�ZDV�QRW�EDVHG�XSRQ�D�UH�
TXHVWHG�PLQLPXP�YDOXDWLRQ��D�VSHFLILF�YDOXDWLRQ��RU� WKH�DSSURYDO�RI�D� ORDQ��DQG�UHVWDWHG� LQ� WKH�
WHUPV�DQG�OLPLWLQJ�FRQGLWLRQV�RI�WKH�DSSURSULDWH�WDEEHG�VHFWLRQ�RI�WKLV�DSSUDLVDO��� 
+LJKHVW�DQG�EHVW�XVH�RI�WKH�ODQG�LV�MXGJHG�DV�LWV�FXUUHQW�XVH� 
 
7KH�DSSUDLVHG�YDOXDWLRQ�KHUHLQ�LV�IXUWKHU�FRQWLQJHQW�XSRQ�WKH�IROORZLQJ�FRQGLWLRQV� 

EXECUTIVE SUMMARY 

+\SRWKHWLFDO�&RQGLWLRQ 

5HTXLVLWHV�RI�WKH�$SSUDLVDO 
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$OO�QHFHVVDU\�JRYHUQPHQWDO�DSSURYDOV�IRU�DSSURSULDWH�GHYHORSPHQW�EHLQJ�JUDQWHG�ZLWKLQ D� QRU�
PDO�WLPH�IUDPH��1R�DGYHUVH�SK\VLFDO�VLWH�SUREOHPV�VXFK�DV��EXW�QRW�UHVWULFWHG�WR��SROOXWLRQ��FRQ�
WDPLQDWLRQ�RU�XQUHOLDEOH�VXE-VRLO�FRQGLWLRQV��1R�DGYHUVH�WLWOH�RU�RZQHUVKLS�REVWUXFWLRQV��&RPSH�
WHQW�SURMHFW�PDQDJHPHQW��&RQWLQXHG�QRUPDO�XQGHUO\LQJ�HFRQRPLF�DQG�GHPRJUDSKLF�FRQGLWLRQV 
7KH�YDOXH�VWDWHG�IRU�WKH�EXLOGLQJV�LV�EDVHG�RQ�LW�SUHVHQW�XVDJH��RU�KLJKHVW�DQG�EHVW�XVH�LI�VSHFLILHG��
RZQHUVKLS�DQG�PDQDJHPHQW��QR�RWKHU�DOWHUQDWH�XVH�ZDV�IDFWRUHG�IRU�WKLV�YDOXDWLRQ��,WV�SUHVHQW�YDOXH�LV�
EDVHG�RQ�WKH�DQWLFLSDWHG�FRQWLQXHG�EDVLV�DV�LV� 

 
 
 
:H�FHUWLI\�WKDW��WR�WKH�EHVW�RI�RXU�NQRZOHGJH�DQG�EHOLHI� 
 
· 7KH�VWDWHPHQWV�RI�IDFW�FRQWDLQHG�LQ�WKLV�UHSRUW�DUH�WUXH�DQG�FRUUHFW� 
· 7KH� UHSRUWHG� DQDO\VHV�� RSLQLRQV�� DQG� FRQFOXVLRQV� DUH� OLPLWHG� RQO\� EH� WKH� UHSRUWHG� DVVXPS�

WLRQV�DQG�OLPLWHG�FRQGLWLRQV�DQG�DUH�P\�SHUVRQDO��LPSDUWLDO��DQG�XQELDVHG�SURIHVVLRQDO�DQDO�
\VHV��RSLQLRQV��DQG�FRQFOXVLRQV� 

· :H��KDYH�QR�SUHVHQW�RU�SURVSHFWLYH� LQWHUHVW� LQ� WKH�SURSHUW\� WKDW� LV� WKH�VXEMHFW�RI� WKLV�UHSRUW�
DQG�QR�SHUVRQDO�LQWHUHVW�ZLWK�UHVSHFW�WR�WKH�SDUWLHV�LQYROYHG��� 

· :H��KDYH�QR�ELDV�ZLWK�UHVSHFW�WR�WKH�SURSHUW\�WKDW�LV�WKH�VXEMHFW�RI�WKLV�UHSRUW�RU�WR�WKH�SDUWLHV�
LQYROYHG�ZLWK�WKLV�DVVLJQPHQW 

· 2XU�HQJDJHPHQW�LQ�WKLV�DVVLJQPHQW�ZDV�QRW�FRQWLQJHQW�XSRQ�GHYHORSLQJ�RU�UHSRUWLQJ�SUHGH�
WHUPLQHG�UHVXOWV� 

· 2XU�FRPSHQVDWLRQ�IRU�FRPSOHWLQJ�WKLV�DVVLJQPHQW�LV�QRW�FRQWLQJHQW�XSRQ�WKH�GHYHORSPHQW�RU�
UHSRUWLQJ�RI�D�SUHGHWHUPLQHG�YDOXH�RU�GLUHFWLRQ�LQ�YDOXH�WKDW�IDYRUV�WKH�FDXVH�RI�WKH�FOLHQW��WKH�
DPRXQW�RI�WKH�YDOXH�RSLQLRQ��WKH�DWWDLQPHQW�RI�D�VWLSXODWHG�UHVXOW��RU�WKH�RFFXUUHQFH�RI�D�VXE�
VHTXHQW�HYHQW�GLUHFWO\�UHODWHG�WR�WKH�LQWHQGHG�XVH�RI�WKLV�DSSUDLVDO� 

· 2XU�DQDO\VHV��RSLQLRQV��DQG�FRQFOXVLRQV�ZHUH�GHYHORSHG��DQG�WKLV�UHSRUW�KDG�EHHQ�SUHSDUHG��
LQ�FRQIRUPLW\�ZLWK�WKH�8QLIRUP�6WDQGDUGV�RI�3URIHVVLRQDO�$SSUDLVDO�3UDFWLFH��863$3� 

· ,��&ODUNH�7��*RVHW��KDYH�PDGH�D�SHUVRQDO�LQVSHFWLRQ�RI�WKH�SURSHUW\�WKDW�LV�WKH�VXEMHFW�RI�WKLV�
UHSRUW�� 

· ,��.LPEHUO\�$��%ORFN��KDYH�QRW�PDGH�D�SHUVRQDO�LQVSHFWLRQ�RI�WKH�SURSHUW\�WKDW�LV�WKH�VXEMHFW�
RI�WKLV�UHSRUW�EXW�KDYH�FRQWULEXWHG�VLJQLILFDQWO\�WR�WKLV�UHSRUW�DQG�LWV�ILQGLQJV�� 

 
 
 
 
 
 
 
 
 
 

EXECUTIVE SUMMARY 

&HUWLILFDWLRQ 
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7KH�DSSUDLVHU�ZLOO�QRW�EH� UHTXLUHG� WR�JLYH�DQ\� WHVWLPRQ\�RU�DSSHDU� LQ�FRXUW�EHFDXVH�RI�KDYLQJ�
PDGH� WKLV� DSSUDLVDO��ZLWK� UHIHUHQFH� WR� WKH� SURSHUW\� LQ� TXHVWLRQ�� XQOHVV� DUUDQJHPHQW� KDYH� EHHQ�
SUHYLRXVO\�PDGH� 
 
3RVVHVVLRQ�RI�WKLV�UHSRUW��RU�D�FRS\�WKHUHRI��GRHV�QRW�FDUU\�ZLWK�LW�WKH�ULJKW�RI�SXEOLFDWLRQ���,W�PD\�
QRW�EH�XVHG�IRU�DQ\�SXUSRVH�ZLWKRXW�WKH�ZULWWHQ�FRQVHQW�RI�WKH�DSSUDLVHU��DQG�LQ�DQ\�HYHQW�RQO\�
ZLWK�SURSHU�ZULWWHQ�TXDOLILFDWLRQ�DQG�RQO\�LQ�LWV�HQWLUHW\� 
 
1HLWKHU�DOO�RU�DQ\�SDUW�RI� WKH�FRQWHQWV�RI� WKLV� UHSRUW��RU�FRS\� WKHUHRI�� VKDOO�EH�FRQYH\HG� WR� WKH�
SXEOLF�WKURXJK�DGYHUWLVLQJ��SXEOLF�UHODWLRQV��QHZV��VDOHV�RU�DQ\�RWKHU�PHGLD�ZLWKRXW�ZULWWHQ�FRQ�
VHQW�DQG�DSSURYDO�RI� WKH�DSSUDLVHU��QRU�VKDOO� WKH�DSSUDLVHU�� ILUP�RU�SURIHVVLRQDO�RUJDQL]DWLRQ�RI�
ZKLFK�WKH�DSSUDLVHU�LV�D�PHPEHU��EH�LGHQWLILHG�ZLWKRXW�ZULWWHQ�FRQVHQW�RI�WKH�DSSUDLVHU� 
 
$FFHSWDQFH�RI�DQG�RU�XVH�RI�WKLV�DSSUDLVDO�UHSRUW�FRQVWLWXWH�DFFHSWDQFH�RI�WKH�IRUHJRLQJ�JHQHUDO�
DVVXPSWLRQV�DQG�JHQHUDO�OLPLWLQJ�FRQGLWLRQV� 
 
 
 
 
7KH�$PHULFDQV�ZLWK�'LVDELOLWLHV�$FW��$'$��KDV�DQ�LPSDFW�RI�RZQHUV��WHQDQWV�DQG�OHQGHUV�KDYLQJ�
DQ� LQWHUHVW� LQ� UHDO�SURSHUW\��7KH�$'$��VLJQHG� LQWR� ODZ�RQ������������ LV� D�FRPSUHKHQVLYH�FLYLO�
ULJKWV�ODZ�GHVLJQHG�WR�SURWHFW�WKH�ULJKWV�RI�WKH�GLVDEOHG�LQ�WKH�DUHDV�RI�HPSOR\PHQW��SXEOLF�WUDQV�
SRUWDWLRQ��FRPPXQLFDWLRQV�DQG�SXEOLF�DFFRPPRGDWLRQV�� 
 
0RVW�SULYDWHO\�RZQHG�FRPPHUFLDO�EXLOGLQJV�DUH�SXEOLF�DFFRPPRGDWLRQV�DQG�P\�EH� LQ�FRPSOL�
DQFH�E\������������3ULYDWH�HPSOR\HUV�PXVW�DOVR�FRQIRUP�WR�WKH�$'$�E\������������LI�WKH\�HP�
SOR\����RU�PRUH�HPSOR\HHV��RU�E\������������LI�WKH\�HPSOR\����RU�PRUH�HPSOR\HHV� 
 
&RPPHUFLDO�EXLOGLQJV�FRYHUHG�E\�$'$�LQFOXGH�WKRVH�SURYLGLQJ�VDOHV��UHQWDOV��VHUYLFHV��H[KLEL�
WLRQV��HQWHUWDLQPHQW��UHFUHDWLRQV��GLVSOD\V��VRFLDO�VHUYLFHV�DQG�HGXFDWLRQDO�LQVWUXFWLRQ�� 
$Q�H[LVWLQJ�EXLOGLQJ�PXVW�EH�WRWDOO\�DFFHVVLEOH�DQG�XVDEOH�WR�WKH�GLVDEOHG��RQO\�WKRVH�PRGLILFD�
WLRQV� ZKLFK� DUH� QRW� ³UHDGLO\� DFKLHYDEOH´� DUH� H[FHSWHG�� $� QHZ� EXLOGLQJ� FRPSOHWHG� DIWHU�
�����������PXVW�FRPSO\� WR�$'$�DQG�DQ\�DOWHUDWLRQV� WR�DQ�H[LVWLQJ�EXLOGLQJ�PXVW�FRPSO\�ZLWK�
$'$�WR�WKH�PD[LPXP�H[WHQW�SRVVLEOH�� 
 
7KH�JXLGHOLQHV�UHTXLUH�DFFHVVLELOLW\�IRU�WKRVH�FRQILQHG�WR�ZKHHOFKDLUV�DQG�WKRVH�ZLWK�VLJKW��KHDU�
LQJ�DQG�RWKHU�LPSDLUPHQWV��$'$�VHWV�PLQLPXP�VWDQGDUGV�IRU�DFFHVVLELOLW\�WR�LQFOXGH��EXW�QLW�OLP�
LWHG� WR�� URXWHV� RI� WUDYHO�� HQWUDQFHV�� GRRUV�� UDPSV�� VWDLUV�� IORRU� VXUIDFHV�� UHVWURRPV�� DQG� SKRQHV��

EXECUTIVE SUMMARY 

*HQHUDO�/LPLWLQJ�&RQGLWLRQV 

$PHULFDQV�ZLWK�'LVDELOLWLHV�$FW 
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7KH�$FW�DOVR�UHTXLUHV�WKH�UHPRYDO�RI�EDUULHUV�VXFK�DV�SURWUXGLQJ�RU�RYHUKDQJLQJ�REMHFWV�DQG�LQ�
VWDOODWLRQV�RI�YLVXDO�DODUPV�� 
 
7KH�DSSUDLVHUV�DUH�QRW�TXDOLILHG�WR�GHWHUPLQH�D�EXLOGLQJV�FRPSOLDQFH�ZLWK�$'$��,W�LV�KLJKO\�UHF�
RPPHQGHG�WKDW�WKRVH�KDYLQJ�DQ�LQWHUHVW�LQ�UHDO�SURSHUW\�EH�IDPLOLDU�ZLWK�WKH�VWDWXWH��LWV�UHJXOD�
WLRQV�DQG�FXUUHQW�LQWHUSUHWDWLRQV��RU�KLUH�DQ�H[SHUW�LQ�WKLV�ILHOG�WR�GHWHUPLQH�D�EXLOGLQJ
V�FRPSOL�
DQFH�� 
 
 
 
7KLV� YDOXDWLRQ� GRHV� QRW� LQFOXGH� DQ\�/LFHQVHV�� )UDQFKLVHV�� RU� RWKHU� SHUPLWV�� XQOHVV� VSHFLILFDOO\�
VWLSXODWHG�LQ�WKH�UHSRUW�� 
 

EXECUTIVE SUMMARY 

/LFHQVHV��3HUPLWV��RU�)UDQFKLVHV 
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Description of subject property- Overview  
Source:  Regional Multiple Listing Service 
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Description of subject property- Overview  
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Description of subject property- Overview  
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Description of subject property- Overview  
 

32

Item 2.



�����3��2��%R[���������5RVHYLOOH��0LQQHVRWD�������3KRQH�����-���-�����H-PDLO��FJRVHW#FRPFDVW�QHW�������� 

0,11(627$�5($/�(67$7(�$335$,6$/�6(59,&(6 

 

Description of subject property- plat mapping 
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Zoning information 
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Market Information 
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7KUHH�EDVLF�DSSURDFKHV�DUH�W\SLFDOO\�XVHG�LQ�WKH�HVWLPDWLRQ�RI�PDUNHW�YDOXH���7KHVH�WKUHH�DSSURDFKHV�
XWLOL]H� GDWD� IURP� WKUHH� GLIIHUHQW�PDUNHW� UHIHUHQFH� VRXUFHV� DQG� DUH� UHFRQFLOHG� LQ� WKH� ILQDO� YDOXDWLRQ���
7KHVH�WKUHH�DSSURDFKHV�DUH����WKH�'LUHFW�6DOHV�&RPSDULVRQ�RU�0DUNHW�$SSURDFK�����WKH�&RVW�RU�WKH�5H�
FRQVWUXFWLRQ�$SSURDFK��DQG����WKH�,QFRPH�$SSURDFK� 

 

 

 

 

+DV�DV�LWV�SUHPLVH�D�FRPSDULVRQ�RI�WKH�VXEMHFW�SURSHUW\�ZLWK�RWKHUV�RI�VLPLODU�GHVLJQ��XWLOLW\�DQG�XVH�
WKDW�KDYH�UHFHQWO\�VROG���&RPSDUDEOHV�DUH�JUDSKHG�WR�VKRZ�D�SULFH�SHU�VTXDUH�IRRW�DQG�DGMXVWHG�IRU�SDVW�
PRQWKV�VDOH�WR�UHIOHFW�FXUUHQW�PDUNHW�SULFH��7KH�DSSUHFLDWHG�SULFH�SHU�VTXDUH�IRRW�LV�WKHQ�DYHUDJHG�DQG�
DSSOLHG�WR�WKH�VXEMHFW�SURSHUW\�WR�LQGLFDWH�D�SRLQW�RI�YDOXH���� 

 

 

 

+DV�DV�LWV�SUHPLVH�WKH�YDOXDWLRQ�RI�WKH�VLWH��ODQG��E\�FRPSDULVRQ�ZLWK�RWKHU�VLWHV�LQ�WKH�DUHD�WKDW�KDYH�
UHFHQWO\�VROG�DQG�PDNLQJ�DGMXVWPHQWV�IRU�WKH�GLIIHUHQFHV�WR�LQGLFDWH�DQ�HVWLPDWH�RI�VLWH�YDOXH���7KHQ�DQ�
HVWLPDWHG�FRVW�WR�UHSURGXFH�RU�UHSODFH�WKH�LPSURYHPHQWV��OHVV�DQ\�ORVV�RI�YDOXH��GHSUHFLDWLRQ���LV�DGGHG�
WR�WKLV�VLWH�YDOXH�WR�LQGLFDWH�D�YDOXH�IRU�WKH�VXEMHFW�SURSHUW\� 

/DQG�9DOXH 

,GHDOO\��IRU�DQ�DQDO\VLV�RI�WKLV�W\SH��PDWHG�YDFDQW�ODQG�VDOHV�DUH�DYDLODEOH�IURP�QHDUE\�SUR[LPLW\�WKDW�
VLPLODU�VWUXFWXUHV�KDYH�EHHQ�EXLOW�RQ��9DFDQW�ODQG�VDOHV�DQG�³WHDUGRZQ´�SURSHUWLHV�IURP���WKH�VXEMHFW¶V�
PDUNHWSODFH�ZLWK��WKH�VDPH�W\SH�RI�FRPPHUFLDO��ORFDWLRQ�DV�WKH�VXEMHFW�SURSHUW\�KDYH�EHHQ�UHYLHZHG�WR�
HVWDEOLVK�D�YDOXDWLRQ�RQ�D��SHU�VTXDUH�IRRW�EDVLV�IRU�WKH�VXEMHFW�VLWH�� 

 
7KH�PHWKRG�XWLOL]HG�LV�D�UHFRJQL]HG�DSSUDLVDO�YDOXDWLRQ�WHFKQLTXH�DQG�H[SODLQHG�KHUHLQ�ZLWK�WKH�FDOFX�
ODWLRQV�VKRZQ�RQ�DQ�DFFRPSDQ\LQJ�FKDUW��7KLV�PHWKRG�HVWDEOLVKHV�D�SRLQW�RI��YDOXH��7KXV��D�IXOO\�DF�
FUHGLWHG�PHWKRG�LV�XVHG�IRU�HVWLPDWLQJ�WKH�VXEMHFWV�FXUUHQW�ODQG�YDOXH� 
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7KH�'LUHFW�6DOHV�&RPSDULVRQ�RU�0DUNHW��$SSURDFK� 

7KH�5HFRQVWUXFWLRQ�$SSURDFK� 
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$V�XVHG�IRU�LQYHVWPHQW�SURSHUWLHV��KDV�DV�LWV�SUHPLVH�LQ�WKH�HVWLPDWLRQ�RI�WKH�DPRXQW�RI�WKH�QHW�RSHUDW�
LQJ�LQFRPH��ZKLFK�ZKHQ�FDSLWDOL]HG�LQ�D�PDQQHU�WKDW�LV�FRPPHQVXUDWH�ZLWK�WKH�ULVN�DQG�WKH�OLIH�H[SHF�
WDQF\�RI�WKH�LPSURYHPHQWV��DQG�ZLOO�LQGLFDWH�WKH�SUHVHQW�YDOXH�RI�WKH�LQFRPH�VWUHDP� 

 

 

 

1RUPDOO\��HDFK�RI�WKHVH�DSSURDFKHV�ZLOO�LQGLFDWH�D�GLIIHUHQW�YDOXH���$IWHU�WKH�IDFWRUV�LQ�HDFK�RI�WKH�DS�
SURDFKHV�KDYH�EHHQ�FDUHIXOO\�ZHLJKHG��WKH\�DUH�FRUUHODWHG�WR�DUULYH�DW�D�ILQDO�HVWLPDWH�RI�YDOXH 

 

 

 

 

$Q�DSSUDLVDO�LV�D�YDOXH�RSLQLRQ�RQ�DQ�DQDO\VLV�RI�WKH�SHUWLQHQW�PDUNHW�GDWD�DYDLODEOH�IRU�UHYLHZ��7\SL�
FDOO\��DQ�DSSUDLVDO�ZLOO�XVH�DOO�WKUHH�RI�WKH�WUDGLWLRQDO�DSSURDFKHV�WR�YDOXH��$OO�WKUHH�DSSURDFKHV�EDVH�
YDOXH�RQ�GLIIHUHQW�VHWV�RI�PDUNHW�GDWD��WRJHWKHU�SURYLGLQJ�D�V\VWHP�RI�FKHFNV�DQG�EDODQFHV��+RZHYHU�DOO�
WKUHH�DSSURDFKHV�WR�YDOXH�DUH�QRW�DOZD\V�XVHG�LQ�HYHU\�DSSUDLVDO��7KH�FKRLFH�RI�WKH�DSSURDFK�RU�DS�
SURDFKHV�WR�XVH�ZLOO�GHSHQG�RQ�WKH�W\SH�RI�WKH�SURSHUW\�EHLQJ�DSSUDLVHG��WKH�DPRXQW�RI�PDUNHW�GDWD�
DYDLODEOH�IRU�UHYLHZ��WKH�UHOLDELOLW\�RI�WKH�PDUNHW�GDWD�DQG�WKH�SXUSRVH�RI�WKH�YDOXH�RSWLRQ� 

 

7KH�LQFRPH�DSSURDFK�ZDV�QRW�XWLOL]HG�ZLWKLQ�WKLV�DSSUDLVDO��7KH�DSSURDFK�ZDV�QRW�WKRXJKW�WR�DGG�VLJ�
QLILFDQW�RU�UHOLDEOH�FRQWULEXWRU\�YDOXH�DVVHVVPHQW�JLYHQ�WKH�EXLOGLQJ�RQO\�YDOXDWLRQ�KHUHLQ�� 

 

Overview of the valuation process 

7KH�,QFRPH�$SSURDFK�–1RW�8WLOL]HG�ZLWKLQ�WKLV�DSSUDLVDO 

5HFRQFLOLDWLRQ�RI�9DOXHV 

$GGLWLRQDO�&RPPHQWV 
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7KH�DSSOLFDWLRQ�RI�WKLV�DSSURDFK�LV�EDVHG�SULPDULO\�RQ�WKH�SULQFLSOH�RI�VXEVWLWXWLRQ��ZKLFK�LQGLFDWHV�
WKDW�LQIRUPHG�SXUFKDVHUV�ZRXOG�EH�QR�PRUH�IRU�WKH�SURSHUW\�WKHQ�WKH�FRVW�WR�WKHP�REWDLQLQJ�FRP�
SDUDEOH�� FRPSHWLWLYH�SURSHUW\�ZLWK� WKH� VDPH�XWLOLW\�RQ� WKH�RSHQ�PDUNHW��7KH�PDUNHW� DSSURDFK� LV�
EDVHG�RQ�WKH�SULQFLSOH�RI�VXEVWLWXWLRQ��7KLV�SULQFLSOH�VWDWHV�WKDW�³ZKHQ�D�SURSHUW\�LV�UHSODFHDEOH�LQ�
WKH�PDUNHW��LWV�YDOXH�WHQGV�WR�EH�VHW�E\�WKH�FRVW�RI�DFTXLULQJ�DQ�HTXDOO\�GHVLUDEOH�VXEVWLWXWH�SURSHU�
W\�DVVXPLQJ�QR�FRVWO\�GHOD\�LQ�PDNLQJ�WKH�VXEVWLWXWLRQ´��6DOHV�RI�VLPLODU�SDUFHOV�RI�UHDO�HVWDWH�LQ�D�
FRPSHWLWLYH�PDUNHW�DQG�RI�VLPLODU�XWLOLW\�DUH�VRXJKW�LQ�WKH�SURFHVV� 

 

7KH�PDMRU�FRQVLGHUDWLRQ�LQ�XWLOL]DWLRQ�RI�WKLV�DSSURDFK�WR�PDUNHW�YDOXH�VKRXOG�EH�LWV�UHODWLRQVKLS�WR�
DUHD�PDUNHW�DWWLWXGH��7KH�FRPSDUDEOH�VDOHV�VHOHFWHG��LI�HQRXJK�GDWD�LV�DYDLODEOH��VKRXOG�EH�FRQVLG�
HUHG�FRPSHWLWLYH� WR� WKH�VXEMHFW�SURSHUW\�XQGHU�DSSUDLVDO� LQ� UHODWLRQVKLS� WR�XWLOLW\�DQG� ORFDWLRQ�� ,I�
UHOLDEOH�GDWD�LV�DYDLODEOH��WKLV�DQDO\VLV�PXVW�EH�FRQVLGHUHG��WR�D�YHU\�KLJK�GHJUHH��LQ�WKH�ILQDO�FRQ�
FOXVLRQ�RI�YDOXH�� 

 

7KLV� DSSURDFK� WR� YDOXH� LV� EDVHG� RQ� DFWXDO� VDOHV� DQG� RIIHUV� WKH� EHVW� UHIOHFWLRQ� RI� WKH�ZD\� DQ� LQ�
IRUPHG�EX\HU�DQG�DQ�LQIRUPHG�VHOOHU�KDYH�UHDFWHG�LQ�WKH�PDUNHWSODFH��,Q�DQ�DQDO\VLV�RI�WKLV�W\SH��
PDUNHW�EHKDYLRU�PXVW�EH�FRQVLGHUHG��7KH�W\SH�DQG�DPRXQW�RI�WKH�DGMXVWPHQWV�FDQ�YDU\�LQ�GLIIHUHQW�
ORFDWLRQV��SULQFLSDOO\�EHFDXVH�WKH�GHPDQG�FDQ�YDU\�JUHDWO\�IURP�ORFDWLRQ�WR�DQRWKHU�� 

 

&RPSDULQJ�VDOHV�RI�VLPLODU�SURSHUWLHV�ZLWK�WKH�VXEMHFW�SURSHUW\�LV�JHQHUDOO\�WKH�PHWKRG�RI�HVWLPDW�
LQJ�SURSHUW\�YDOXH��7KH�VHOHFWHG�VDOHV�FRQVLGHU�WKH�IROORZLQJ�IDFWRUV� 

�� 7LPH��UHFHQW�VDOHV� 

�� 6LPLODU�ORFDWLRQV 

�� 6LPLODULW\�RI�IHDWXUHV�RI�WKH�ODQG�DQG�LPSURYHPHQWV�ZKLFK�FRQWULEXWH�WR��RU�GHWUDFW�IURP��YDOXH 

�� )LQDQFLQJ�RU�FRQGLWLRQV�RI�VDOHV��LI�DYDLODEOH�� 

 

7KH� ILQDO� UHVXOWV� DIWHU� DQDO\]LQJ� FRPSDUDEOH� VDOHV�SURYLGHV� WKH� DSSUDLVHU�ZLWK� D� UDQJH�RI�YDOXHV�
IURP�ZKLFK�WR�IRUP�DQ�RSLQLRQ�RI�WKH�PRVW�SUREDEOH�SULFH�DW�ZKLFK�WKH�SURSHUW\�VKRXOG�VHOO�LQ�WKH�
RSHQ�PDUNHW�EDVH�RQ�WKH�GHILQLWLRQ�RI�PDUNHW�YDOXH��ZKLFK�LV�LQFOXGHG�ZLWKLQ�WKLV�UHSRUW�DQG�VXS�
SRUWHG�E\�WKH�SULQFLSOH�RI�VXEVWLWXWLRQ�� 
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7KH�PDUNHW�EHKDYLRU�DQG�DFWLRQV�RI�EX\HUV�DQG�VHOOHUV�UHIOHFW�WKHLU�DQWLFLSDWLRQV�RI�WKH�IXWXUH�EHQH�
ILWV�WR�EH�GHULYHG�IURP�WKH�RZQHUVKLS�RI�FRPSHWLWLYH�SURSHUWLHV��7KH�PRVW�VLJQLILFDQW�E\�QR�WKH�RQ�
O\�UHIOHFWLRQ�RI�DQWLFLSDWLRQV�LV�WKH�SULFH�SDLG��7KH�VDOHV�DGMXVWPHQW�SURFHVV�ZKLFK�LV�DW�WKH�KHDUW�RI�
WKH� VDOHV� FRPSDULVRQ� DQDO\VLV�� LV� EDVHG� RQ� LGHQWLILFDWLRQ� DQG�PHDVXUHPHQW� RI� WKH� HIIHFW� WKDW� WKH�
SUHVHQFH��DEVHQFH��RU�DPRXQW�RI�VRPH�FKDUDFWHULVWLF�KDV�RQ�WKH�VDOHV�SULFH�RI�FRPSHWLWLYH���FRPSD�
UDEOH���VDOHV�SURSHUW\�DQG��KHQFH��RQ�WKH�YDOXH�RI�WKH�VXEMHFW�SURSHUW\�� 

 

,QFUHDVLQJ�DQG�GHFUHDVLQJ�UHWXUQV��YDULDEOH�SURSRUWLRQV���DV�ZHOO�DV�WKH�PHDVXUHPHQW�RI�WKH�FRQWUL�
EXWLRQ�RI�DQ\�SURSHUW\�FRPSRQHQW�RU�IDFWRU�WR�WKH�WRWDO�SURSHUW\�YDOXH��DUH�UHIOHFWHG�LQ�WKH�VDOHV�DG�
MXVWPHQW�SURFHVV��0RVW�VSHFLILFDOO\�� WKDW�SURFHVV�VKRZV�WKH�HIIHFW�RI� ODUJHU�TXDQWLWLHV�RI�YDULDEOH�
FKDUDFWHULVWLFV� LQ�FRPSDUDEOH�VDOHV�SURSHUWLHV�RQ�WKHLU�VDOHV�SULFHV��7KLV�FRQFHSW� LV�DOVR�XVHIXO� LQ�
LGHQWLI\LQJ�ZKLFK�FRPSDUDEOHV�DUH�WUXO\�FRPSOHWLYH�ZLWK�WKH�VXEMHFW�SURSHUW\�� 

 

0DUNHW�6WDQGDUGV 

(VSHFLDOO\�VLQFH�PDUNHW�YDOXH�LV�WKH�PRVW�IUHTXHQW�VRXJKW��WKH�GLUHFW�VDOHV�FRPSDULVRQ�DSSURDFK�LV�
EDVHG�XSRQ�DQ�DQDO\VLV�RI�WKH�PDUNHW�EHKDYLRU�RI�SXUFKDVHUV��7KH�VWDQGDUGV�IRU�FRPSDULQJ�VDOHV�RI�
FRPSHWLQJ�SURSHUW\�ZLWK� WKH� VXEMHFW�SURSHUW\�DUH� WKRVH�RI� WKH�PDUNHW��7KH�VDOHV�FRPSDULVRQ�DS�
SURDFK��WKHUHIRUH��UHTXLUHV�VXIILFLHQW�TXDQWLWLHV�RI�DFFXUDWH��UHOLDEOH��DQG�YHULILHG�PDUNHW�GDWD�WR�EH�
DSSOLHG�SURSHUO\�DQG�HIIHFWLYHO\�� 

 

0DUNHW�GDWD�DUH�DQDO\VLV�DQG�HYDOXDWHG�DV�WKURXJK�WKH�H\HV�RI�D�WKH�W\SLFDOO\�LQIRUPHG�SXUFKDVHU��
ZKR�DFWV�SUXGHQWO\�LQ�KLV�RZQ�VHOI�LQWHUHVW�RQ�WKH�EDVLV�RI�WKH�LQIRUPDWLRQ��7KH�VWDQGDUGV�XWLOL]HG�
LQ�WKH�VDOHV�FRPSDULVRQ�DSSURDFK�UH�WKRVH�RI�WKH�ORFDO�PDUNHW�LQ�ZKLFK�WKH�VXEMHFW�SURSHUW\�LV�OR�
FDWHG��7KLV�PDUNHW�LV�LGHQWLILHG�DQG�LWV�FKDUDFWHULVWLFV�DUH�HYDOXDWHG�WKURXJK�WKH�DUHD�DQG�QHLJKERU�
KRRG�DQDO\VLV��ZKLFK�SUHFHGHV�DSSOLFDWLRQ�RI�WKH�GLUHFW�VDOHV�FRPSDULVRQ�DSSURDFK� 

 

0DUNHW�YDOXH�LV�HVWLPDWHG�DV�RI�WKH�GDWH�RI�WKH�DSSUDLVDO��7KH�PDUNHW�FRQGLWLRQV�SUHYDLOLQJ�RQ�WKDW�
GDWH�DUH�WKH�RQHV�WKDW�LQIOXHQFH�WKH�YDOXH�RI�WKH�VXEMHFW�SURSHUW\��7KHUHIRUH�FRPSDUDEOH�VDOHV�GDWD�
VKRXOG�EH�DV�FXUUHQW�DV�SRVVLEOH�IRU�FRPSDUDWLYH�SXUSRVHV��,Q�WKH�GHILQLWLRQ�RI�PDUNHW�YDOXH���WKH�
SUXGHQW�SXUFKDVHU�DFWV�RQ�WKH�EDVLV�RI�DQ�DZDUHQHVV�RI�WKH�XVHV�WR�ZKLFK�WKH�SURSHUW\�LV�FDSDEOH�RI�
EHLQJ�SXW��5DWLRQDO�EHKDYLRU�VWLSXODWHV�WKDW�WKH�SXUFKDVHU�SODQV�WR�XWLOL]HG�WKH�SURSHUW\�DW�LWV�KLJK�
HVW� DQG� EHVW� XVH�� 7KHUHIRUH�� WKH� YDOXH� RI� LPSURYHG� SURSHUW\� LV� DOZD\V� HVWLPDWHG� LQ� WHUPV� RI� LWV�
KLJKHVW�DQG�EHVW�XVH��7KLV�PD\�RU�PD\�QRW�EH�LGHQWLFDO�ZLWK�WKH�KLJKHVW�DQG�EHVW�XVH�RI�WKH�VLWH�LI�LW�
ZHUH�YDFDQW�DQG�DYDLODEOH�IRU�XVH��,W�DOO�GHSHQGV�RQ�ZKHWKHU�WKH�LPSURYHPHQWV�DUH�PRVW�DSSURSUL�
DWH�IRU�WKH�VLWH�� 
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Market Approach—Utilized in Extraction Method 

 

7KH�HVVHQWLDO�SURFHVV�RI�VDOHV�FRPSDULVRQ�DQDO\VLV�LV�WR�FRQYHUW�DFWXDO�YDULHG�VDOHV�SULFHV�RI�FRP�
SHWLWLYH�DQG�FRPSDUDEOH�SURSHUWLHV� WR�D�GHILQHG�YDOXH�HVWLPDWH��,W� LQYROYHV�JRLQJ�WR� WKH�PDUNHW� WR�
H[WUDFW�LQGLFDWLRQV�RI�GHILQHG�YDOXH�IURP�PDUNHW�DFWLYLWLHV�� 

 

6LQFH�LW�LV�SULPDULO\�DQ�DSSOLFDWLRQ�RI�WKH�SULQFLSOH�RI�VXEVWLWXWLRQ��WKH�HVVHQFH�RI�WKH�VDOHV�FRPSDUL�
VRQ�DSSURDFK�LV�WR�GLVFRYHU�WKH�VDOHV�SULFH�RI�FRPSHWLWLYH�SURSHUWLHV�ZKLFK�VROG�UHFHQWO\�RQ�WKH�OR�
FDO�PDUNHW��7KURXJK�DQ�DSSURSULDWH�DGMXVWPHQW�SURFHVV��WKLV�DSSURDFK�LV�XVHG�WR�GHYHORS�LQGLFDWLRQV�
RI�ZKDW�FRPSOHWLYH�SURSHUWLHV�ZRXOG�VHOO�IRU�FXUUHQWO\�LI�WKH\�SRVVHVVHG�DOO�RI�WKH�EDVLF�DQG�SHUWL�
QHQW� SK\VLFDO� DQG� HFRQRPLF� FKDUDFWHULVWLFV� RI� WKH� VXEMHFW� SURSHUW\�� ,QGLFDWLRQV� RI� VXFK� DGMXVWHG�
VDOHV�SULFHV�DUH�GHYHORSHG�IRU�VHYHUDO�FRPSDUDEOHV�VDOHV��7KHVH�LQGLFDWLRQV�DUH�H[SHFWHG�WR�IDOO�LQWR�
D�SDWWHU�RI�FOXVWHULQJ�DURXQG�RQH�ILJXUH��ZKLFK��ZKHQ�DSSURSULDWHO\�URXQGHG��SURYLGHV�DQ�LQGLFDWLRQ�
RI�WKH�PDUNHW�YDOXH�RI�WKH�VXEMHFW�SURSHUW\�DV�RI�WKH�GDWH�RI�WKH�DSSUDLVDO�� 

 

7KH�WHFKQLTXH�RI�WKH�VDOHV�DSSURDFK�LQYROYHV�VHOHFWLQJ�D�QXPEHU�RI�VDOHV�WUDQVDFWLRQV�RI�FRPSDUD�
EOH�SURSHUWLHV�WKDW�KDYH�WUDQVIHUUHG�UHFHQWO\�RQ�WKH�ORFDO�PDUNHW��7KHUH�DUH�WKHQ�DGMXVWHG�WR�SURYLGH�
LQGLFDWLRQV�RI�WKH�PDUNHW�YDOXH�RI�WKH�VXEMHFW�SURSHUW\��)RU�FRPSDULVRQ�WR�EH�PDGH�HIIHFWLYHO\��GH�
WDLOHG�LQIRUPDWLRQ�PXVW�EH�REWDLQHG�DERXW�HDFK�RI�WKH�FRPSDUDEOHV�VDOHV�SURSHUWLHV��7KLV�UHTXLUHV�D�
V\VWHPDWLF�GDWD�SURJUDP��7KH�SHUWLQHQW�DQG�VDOLHQW�FKDUDFWHULVWLFV�RI� WKH�VXEMHFW�SURSHUW\�PXVW�EH�
LWHPL]HG��7KHQ��WKHVH�VDPH�SRLQWV�VKRXOG�EH�FRYHUHG�IRU�HDFK�FRPSDUDEOH�VDOHV�SURSHUW\���1RW�HYHU\�
SURSHUW\�WKDW�KDV�UHFHQWO\�VROG�RQ�WKH�ORFDO�PDUNHW�LV�D�FRPSDUDEOH�VDOH��%RWK�SK\VLFDO�FKDUDFWHULV�
WLFV�DQG�PDUNHW�FRQGLWLRQV�DQG�WHUPV�RI�VDOH�EH�LQYHVWLJDWHG��7KLV�LV�ZKHUH�MXGJPHQW�RQ�WKH�SDUW�RI�
WKH�DSSUDLVHU�LV�UHTXLUHG��7KH�EDVLF�WHVW�LV�ZKHWKHU�WKH�SURSHUW\�VHOHFWHG�DV�D�FRPSDUDEOH�VDOHV�LV��LQ�
IDFW�� HIIHFWLYHO\� FRPSHWLWLYH�ZLWK� WKH� VXEMHFW� SURSHUW\� LQ� WKH�PLQG�RI� WKH� W\SLFDOO\� LQIRUPHG�SXU�
FKDVHU�LQ�WKH�SUHVHQW�PDUNHW�� 

 

'DWD�RQ�VDOHV�FRPSDULVRQ�PXVW�EH�REWDLQHG�WR�LQGLFDWH�WKH�EDVLF�FKDUDFWHULVWLFV�RI�ERWK�WKH�SURSHUW\�
DQG�WKH�WUDQVDFWLRQ��7KLV�LQIRUPDWLRQ�VKRXOG�EH�DVVHPEOHG�V\VWHPDWLFDOO\��VR�WKDW�LW�FDQ�EH�SUHVHQW�
HG�LQWR�D�VWDQGDUG�IRUPDW�GHYHORSHG�E\�WKH�DSSUDLVHU�IRU�HDVH�RI�XVH�DQG�XQGHUVWDQGLQJ�E\�WKH�FOL�
HQW��%DVLF�LQIRUPDWLRQ�DERXW�HDFK�FRPSDUDEOH�VDOHV�WUDQVDFWLRQ�WKDW�WKH�DSSUDLVHU�VKRXOG�REWDLQ�LQ�
FOXGHV�GDWH�RI�VDOH��YDOXH�DQG�SDJH�RI�GHHS��W\SH�RI�GHHG��OHJDO�GHVFULSWLRQ�RI�SURSHUW\��QDPHV�RI�
JUDQWRU� DQG� JUDQWHH�� GRFXPHQWDU\� VWDPSV�� DPRXQW� RI� FRQVLGHUDWLRQ�� LI� LQGLFDWHG�� YHULILHG� VDOHV�
SULFH��PRWLYDWLQJ�IRUFHV�RU�FRQGLWLRQ�RI�VDOH��WHUPV�RI�ILQDQFLQJ��DQG�SHUVRQDO�SURSHUW\��LI�LQFOXGHG�
LQ�WKH�VDOH� 
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Market Approach—Utilized in Extraction Method 

7KH�DSSUDLVHU�VKRXOG�DOVR�GHYHORS�LQIRUPDWLRQ�RQ�SURSHUW\�GDWD��7KLV�XVXDOO\�LQFOXGHG�VXEMHFW�LWHPV�
DV�W\SH�DQG�VW\OH��VL]H��IXQFWLRQDO�XWLOLW\��DJH�DQG�FRQGLWLRQ��VSHFLDO�IHDWXUHV��DFFHVVRU\�EXLOGLQJV��
]RQLQJ�DQG�GHHG�UHVWULFWLRQV�� ORFDWLRQ�� WD[HV�DQG�DVVHVVPHQWV�� OLVW�SULFH�DQG�OHQJWK�RI� WLPH�RQ�WKH�
PDUNHW��DQG�XQXVXDOO\�HOHPHQWV�RI�IXQFWLRQ�RU�ORFDWLRQDO�REVROHVFHQFH�� 

 

,Q�PDNLQJ�D�SUHVHQWDWLRQ�IRU�D�FRPSDUDWLYH�DQDO\VLV�LQ�D�QDUUDWLYH�DSSUDLVDO�UHSRUW��GHWDLOHG�LQIRU�
PDWLRQ�DERXW�WKH�FRPSDUDEOH�VDOH�SURSHUW\��ZLWK�UHVSHFW�WR�ERWK�WKH�SURSHUW\�LWVHOI�DQG�WKH�WUDQVDF�
WLRQ��VKRXOG�EH�SURYLGHG�LQ�D�V\VWHPDWLF�IRUPDW��7KH�UHDGHU�RI�WKH�UHSRUW�VKRXOG�EH�DEOH�WR�YLVXDOL]H�
WKH�HOHPHQW�RI�FRPSDUDELOLW\�DQG�GLIIHUHQFHV�EHWZHHQ�WKH�FRPSDUDEOH�VDOHV�SURSHUW\�DQG�WKH�VXEMHFW�
SURSHUW\��$OO�VDOLHQW�DQG�SHUWLQHQW�HOHPHQWV�RI�FRPSDUDELOLW\�DQG�GLIIHUHQFHV�EHWZHHQ�WKH�FRPSDUD�
EOH�VDOHV�SURSHUW\�DQG�WKH�VXEMHFW�SURSHUW\�VKRXOG�EH�OLVWHG��EXW�RQO\�VDOLHQW�DQG�SHUWLQHQW�IHDWXUHV�
VKRXOG�EH�OLVWHG��0LQRU�HOHPHQWV�WKDW�KDYH�QR�LQIOXHQFH�RQ�YDOXH�RU�PDUNHWDELOLW\�VKRXOG�EH�H[FOXG�
HG� 

� 
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7KH�FRPSDUDWLYH�VDOHV�DQDO\VLV�FRQVLVWHG�RI�UHVHDUFK�WKURXJK�NQRZQ�UHFRUG�FROOHFWLQJ�V\VWHPV�RI�WD[�
UHFRUGV��0XOWLSOH�/LVWLQJ�6HUYLFH��&RXQW\�GDWD��DSSUDLVDO�ILOH�UHFRUGV��&59�GDWD�DW�3ODW�6\VWHPV�6HU�
YLFHV��DQG�RWKHU�QHWZRUNV��7KHVH�V\VWHPV�\LHOGHG�DSSUR[LPDWHO\���FRPSDUDEOH�VDOHV�RYHU�WKH�WKUHH�\HDU�
SHULRG�VLPLODU�WR�WKH�VXEMHFW�EXLOGLQJ�LQ�GHVLJQ��IXQFWLRQ��XVH�DQG�\HDU�EXLOW����SURSHUWLHV�ZHUH�VHOHFWHG�
IRU�HDFK�FRPSDULVRQ�DQG�MXGJHG�EHVW�PDWHG�WR� WKH�VXEMHFW�SURSHUW\��7KH�VDOHV�XWLOL]HG�ZHUH�UHWDLO� �RU�
PL[HG�XVH�IDFLOLWLHV�VLPLODU�WR�WKH�VXEMHFW���7KLV�VHFWLRQ�RI�WKH�PDUNHW�DSSURDFK�IRFXVHG�RQ�WKH�EXLOGLQJ�
DQG�ODQG�� 
 
$OO�FRPSDUDEOHV�ZHUH�GUDZQ�IURP�DV�FORVH�SUR[LPLW\�WKDW�ZHUH�DYDLODEOH�DQG��MXGJHG�WKH�PRVW�VLP�
LODU�WR�WKH�VXEMHFW�SURSHUW\�LQ�HIIHFWLYH�DJH��DQG�VW\OH�DQG�IXQFWLRQ�IRU�HDFK�EXLOGLQJ��&RPSDUDEOH�
VDOLHQW�GDWD�SDJHV�DUH�ORFDWHG�DIWHU�WKH�FRPSDUDEOH�JULG�� 
� 
�$�GLVFXVVLRQ�RQ��SURFHGXUH�RI�WKH�PDUNHW�DSSURDFK�IROORZV� 
 
· 6HOHFW� DSSURSULDWH� YDOXH� LQGLFDWRUV� DUH� DVVLJQHG� IRU� HDFK� FRPSDUDEOH� GHSHQGLQJ� RQ� PDUNHW�

QRUPV��$SSURSULDWH�YDOXH�LQGLFDWRU�ZLOO�EH�GHULYHG�EDVHG�XSRQ�WKH�DFWLRQV�RI�EX\HUV�DQG�VHOOV�
LQ�WKH�PDUNHWSODFH�� 

· ,I�WKH�FRPSDUDEOH�SURSHUW\�LV�VXSHULRU�WR�WKH�VXEMHFW�LQ�WHUPV�RI�WKH�LGHQWLILHG�IDFWRUV��D�GRZQ�
ZDUG�SHUFHQWDJH�DGMXVWPHQW�LV�PDGH�WR�WKH�FRPSDUDEOH�� 

· ,I�WKH�FRPSDUDEOH�SURSHUW\�LV�LQIHULRU�WR�WKH�VXEMHFW�UHJDUGLQJ�D�FHUWDLQ�FKDUDFWHULVWLF��WKH�FRP�
SDUDEOH�LV�DGMXVWHG�XSZDUG 

· &XPXODWLYH�SHUFHQWDJH�DGMXVWPHQWV�IRU�HDFK�RI�WKH�FRPSDUDEOHV�DUH�VXPPHG�ZKLFK�SURYLGHV�D�
WRWDO�QHW�DGMXVWPHQW�ZKLFK�LV�WKHQ�PXOWLSOLHG�E\�WKH�FDVK�HTXLYDOHQW�VDOH�SULFH�WR�LQGLFDWH�DQ�DS�
SURSULDWH�YDOXH�IDFWRU�IRU�WKH�VXEMHFW�� 

· 7KH�DGMXVWHG�YDOXH�DUH�WKHQ�UHYLHZHG�DQG�UHFRQFLOHG��7KH�VDOHV�WKDW�SURYLGH�WKH�EHVW�LQGLFDWLRQ�
RI�WKH�PDUNHW�YDOXH�ZLOO�EH�LGHQWLILHG��DQG�WKH�DGMXVWHG�LQGLFDWHG�YDOXHV�ZLOO�EH�UHYLHZHG�DQG�D�
ILQDO�YDOXH�HVWLPDWH�VHOHFWHG�� 

6HOHFWHG��FRPSDUDEOHV�ZHUH�FRPSOLHG�LQWR�D�JULG�IRUPDW�DQG�DGMXVWHG�RQ�D�SHU�XQLW�EDVLV��$GMXVW�
PHQWV� WR� WKH�FRPSDUDEOHV�ZHUH�PDGH�EDVHG�RQ�SURSHUW\� ULJKWV�� ILQDQFLQJ�DQG�FRQGLWLRQV�RI�VDOH��
PDUNHW�FRQGLWLRQV�� WLPH�RI� VDOH�� DQG� ORFDWLRQ�DQG�SK\VLFDO�FKDUDFWHULVWLFV��7KH�DSSUDLVHUV� DGMXVW�
PHQWV� DUH� EDVHG� XSRQ� VHYHUDO� IDFWRUV�� ,Q�PRVW� LQVWDQFHV� FHUWDLQ� DGMXVWPHQWV� DUH� KDUG� WR� SURYLGH�
PDUNHW�VXSSRUW�IRU�EHFDXVH�RI�WKH�ODFN�RI�VDOHV��:KHUH�WKHUH�LV�LQVXIILFLHQW�VDOH�WR�VXSSRUW�DQ�DG�
MXVWPHQW�IDFWRU��WKH�DSSUDLVHUV�MXGJPHQW�DQG�H[SHULHQFH�ZLOO�EH�DSSOLHG��,Q�PRVW�LQVWDQFHV�WKH�DS�
SUDLVHUV�HVWLPDWHG�DGMXVWPHQW�IDFWRU�ZLOO�EH�GHULYHG�IURP�PDUNHW�UHVHDUFK�� 

�7KH�IROORZLQJ��LV�D�EULHI�GLVFXVVLRQ�UHJDUGLQJ�WKH�DGMXVWPHQWV�PDGH�LQ�WKLV�DQDO\VLV�� 

· �3URSHUW\�5LJKWV�&RQYH\HG�-�,W�LV�YHU\�LPSRUWDQW�WR�FRQVLGHU�WKH�SURSHUW\�LQWHUHVW�FRQYH\HG�LQ�D�
FRPPHUFLDO�WUDQVDFWLRQ��,Q�D�PDMRULW\�RI�FRPSDUDEOH�VDOHV�WUDQVDFWLRQV��WKH�IHH�VLPSOH�LQWHUHVW�
LV�FRQYH\HG�ZKHUH�E\�WKH�VHOOHU�VHFXUHV�DOO�ULJKWV�LQ�WKH�UHDO�HVWDWH��7KLV�OLPH�LWHP�DGMXVWPHQW�

Market Approach—Land and Building 
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KDV�EHHQ�SUHVHQWHG�LQ�WKH�HYHQ�WKDW�WKH�VHOOHU�UHWDLQV�VRPH�RZQHUVKLS�ULJKWV��RU�D�WKLUG�SDUW\�KDV�
VRPH�IRUP�RI�RZQHUVKLS�LQWHUHVW��&HUWDLQ�SURSHUW\�LQWHUHVWV�WKDW�ZRXOG�EH�FRQVLGHUV�LQ�WKLV�DG�
MXVWPHQW�ZRXOG�LQFOXGH�DQ\�UHWDLQHG�RZQHUVKLS�ULJKWV�E\�WKH�VHOOHU��HDVHPHQWV�RU�UHVWULFWLRQV�
WKDW�KDYH�D�VLJQLILFDQW�LPSDFW�RQ�WKH�PDUNHWDELOLW\�RI�WKH�WLWOH��RU�D�WHQDQW¶V�OHDVHKROG�LQWHUHVW��,W�
LV�LPSRUWDQW�WR�QRWH�WKDW�WKLV�DSSUDLVDO�DVVLJQPHQW�LV�WR�GHYHORS�WKH�HVWLPDWH�RI�WKH�PDUNHW�YDOXH�
RI�WKH�IHH�VLPSOH�LQWHUHVW��DQG�WKHUHIRUH�LW�LV�QHFHVVDU\�WR�PDNH�DQ�DGMXVWPHQW�IRU�DQ\�WUDQVDFWLRQ�
ZKHQ�WRWDO�RZQHUVKLS�ULJKWV�KDYH�QRW�EHH�FRQYH\HG���1R�3URSHUW\�5LJKWV�DGMXVWPHQWV�KDYH�EHHQ�
PDGH�WR�WKH�FRPSDUDEOHV�XWLOL]HG��GXH�WR�DOO�FRPSDUDEOHV�EHLQJ�MXGJHG�HTXDO�WR�WKH�VXEMHFW�� 

· )LQDQFLQJ-�$OO�RI�WKH�FRPSDUDEOH�SURSHUWLHV�KDYH�EHHQ�DQDO\]HG�ZLWK�UHJDUG�WR�WKH�FDVK�HTXLYD�
OHQW�VDOH�SULFH��$�FDVK�HTXLYDOHQW�VDOH�PHDQV�DQ�DOO-DFK�WUDQVDFWLRQ�RU�FDVK�WR�D�QHZ�PRQWDJH�DW�
FRQYHQWLRQDO�UDWHV��*HQHUDOO\�VSHDNLQJ��ZKHQ�FDVK�HTXLW\�LV�OHVV�WKHQ�PDUNHW�UDWH�DQG�RU��FRQ�
WUDFWV�IRU�GHHGV�DUH�QHJRWLDWHG�DW�LQWHUHVW�UDWHV�EHORZ�WKH�QRUPDO�OHYHO�RI�LQWHUHVW�UDWHV�WKDW�FRXOG�
EH�VHFXUHG�IURP�EDQNV�RIIHULQJ�FRQYHQWLRQDO�ILUVW�PRUWJDJHV��D�GRZQZDUG�DGMXVWPHQW�LV�WKHQ�
LQGLFDWHG��$OO�WUDQVDFWLRQV�FRQVLVWV�RI�DOO-FDVK��RU�FDVK�PRUWJDJHV��RU�FRQWUDFW�IRU�GHHGV�ZLWK�
PDUNHW�UDWH�WHUPV��1R�DGMXVWPHQWV�ZHUH�PDGH��DOO�FRPSDUDEOHV�ZHUH�IHOW�HTXDO�DQG�RIIVHWWLQJ�� 

· &RQGLWLRQV�RI�6DOH-��7KH�GHILQLWLRQ�RI�PDUNHW�YDOXH�UHTXLUHV�WKH�DSSUDLVHU�WR�FRQVLGHU�FRQGLWLRQ�
RI�VDOH�WKDW�KDYH�D�SURIRXQG�LPSDFW�RQ�WKH�WUDQVDFWLRQ��7KH�GHILQLWLRQ�RI�PDUNHW�YDOXH�PDNHV�WKH�
DVVXPSWLRQ�WKDW�ERWK�WKH�EX\HU�DQG�WKH�VHOOHU�DUH�W\SLFDOO\�PRWLYDWHG�DQG�DUH�ZLOO�LQIRUPHG��7KLV�
IDFWRU�FRQVLGHUHG�WKH�PRWLYDWLRQ�RI�WKH�EX\HU�DQG�WKH�VHOOHU�IRU�WKH�SDUWLFXODU�WUDQVDFWLRQ��DQG�
PDNHV�DQ�DGMXVWPHQW�LQ�WKRVH�VSHFLDO�FLUFXPVWDQFHV�ZKHQ�WKH�FRQGLWLRQV�VXUURXQG�WKH�SDUWLFX�
ODUV�VDOHV�GRHV�QRW�PHHW�WKH�WUDGLWLRQDO�PDUNHW�YDOXH�GHILQLWLRQ��6SHFLDO�FRQGLWLRQ�PDQGDWLQJ�WKH�
DGMXVWPHQW�ZRXOG�LQFOXGHG�D�GLVWUHVVHG�VDOH��D�WUDQVDFWLRQ�ZKHUH�DQ�DGMDFHQW�SURSHUW\�RZQHU�DF�
TXLUHV�D�SURSHUW\�DW�D�KLJKHU�UDWH�WR�DFFRPPRGDWH�DVVHPEODJH�DQG�SRWWDJH��RU�ZKHQ�D�SDUWLFXODU�
VHOOHU�KDV�WR�GLVSRVH�RI�D�SURSHUW\�DQG�LV�XQDEOH�WR�H[SRVH�WKH�SURSHUW\�WR�WKH�PDUNHW�IRU�D�UHD�
VRQDEOH�WLPH���7KH�PDUNHW�YDOXH�GHILQLWLRQ�VSHFLILHV�FHUWDLQ�FULWHULD�IRU�D�WUDQVDFWLRQ�WR�EH�FRQ�
VLGHUHG�WUXO\�FRPSDUDEOH��7KH�GHILQLWLRQ�DVVXPHV�WKDW�D�UHDVRQDEOH�PDUNHWLQJ�WLPH�LV�DOORZHG�WR�
HIIHFWLYHO\�PDUNHW�WKH�SURSHUW\�WR�ZHOO�LQIRUPHG�XVHUV��7KHUHIRUH��LW�LV�DSSURSULDWH�WR�PDNH�DQ�
DGMXVWPHQW�IRU�WKRVH�WUDQVDFWLRQV�WKDW�KDYH�RFFXUUHG�WKDW�GR�QRW�PHHW�WKH�FULWHULD�HVWDEOLVKHG�E\�
WUDGLWLRQDO�PDUNHW�YDOXH�GHILQLWLRQ��� 

· 0DUNHW�&RQGLWLRQV�-�0DUNHWLQJ�FRQGLWLRQV�ZHUH�QRW�DGMXVWHG�DOO�FRPSDUDEOHV�XWLOL]HG�ZHUH�
WKRXJKW�UHIOHFWLYH�RI�WKH�HIIHFWLYH�GDWH�RI�WKLV�DSSUDLVDO�� 

· /RFDWLRQ�GLIIHUHQWLDOV�-�7KH�ORFDWLRQ�GLIIHUHQWLDO�DGMXVWPHQWV�DUH�XWLOL]HG�WR�HTXDOL]H�WKH�FRPSDUDEOHV�
XWLOL]HG�DQG�WKH�VXEMHFW�SURSHUW\�RQ��IDFWRUV�VXFK�SUR[LPLW\�WR�HPSOR\PHQW��WUDQVSRUWDWLRQ��PHDQ�DQG�
DYHUDJH�KRXVLQJ�SULFLQJ�DURXQG�WKH�LPPHGLDWH�DUHD��DQG�GHPDQG�IRU�KRXVLQJ�VWRFN��7KHVH�DGMXVW�
PHQWV�WHQG�WR�E\�DPELJXRXV�DQG�DUH�KDUG�WR�GHILQH�E\�PDUNHW�WUDQVDFWLRQV��7KH�DSSUDLVHUV�DSSOLHG�
DGMXVWPHQWV�PRVWO\�EDVHG�RQ�H[SHULHQFH��FRQYHUVDWLRQV�ZLWK�GHYHORSHUV��DQG�&LW\�DQG�&RXQW\�RIIL�
FLDOV��DGMXVWPHQWV�DSSOLHG�ZHUH�QRWHG�RQ�WKH�FRPSDUDEOH�JULG�� 

Market Approach—land and building 
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· &RQFHVVLRQV�ZHUH�DGMXVWHG�SHU�FRPSDUDEOH�DQG�QRWHG�RQ�WKH�FRPSDUDEOH�JULG�� 

· 3DUFHO�VL]H�GLIIHUHQWLDOV�ZHUH�DGMXVWHG�LI�WKH�GLIIHUHQWLDO�ZDV�FRQVLGHUHG�VLJQLILFDQW�DQG�ZHUH�QRWHG�RQ�
WKH�FRPSDUDEOH�JULG� 

· $JH�GLIIHUHQWLDOV�ZHUH�QRW�DGMXVWHG�GXH�WR�DOO�FRPSDUDEOHV�EHLQJ�MXGJHG�HTXDO�WR�WKH�VXEMHFW��'LIIHUHQ�
WLDOV�LQ�HIIHFWLYH�DJH�ZHUH�DGGUHVVHG�LQ�FRQGLWLRQDO�DGMXVWPHQWV�� 

· &RQGLWLRQDO�GLIIHUHQWLDOV��ZHUH�MXGJHG�SHU�FRPSDUDEOH�DQG�QRWHG�RQ�WKH�FRPSDUDEOH�JULG 

 
�7KH�FRPSDUDEOH�JULGV�DUH�ORFDWHG�RQ�WKH�QH[W�SDJHV��$OO�FRPSDUDEOH�XWLOL]HG�ZHUH�WKRXJKW�ZHOO�PDWHG�
WR�WKH�VXEMHFW�SURSHUW\���7KH�FRPSDUDEOHV�ZHUH�PHDVXUHG�RQ�DERYH�JUDGH�VTXDUH�IRRWDJH�ZLWK��FRQVLG�
HUDWLRQ�RI�EHORZ�JUDGH��LI�DQ\�H[LVWHG���� 
 
%HORZ�DUH�WKH�GHVFULSWLYH�VWDWLVWLFV�RI�WKH�FRPSDUDEOH�EDVH�EHIRUH�DQG�DIWHU�DGMXVWPHQWV�ZHUH�DSSOLHG�� 

 
 
$OO�FRPSDUDEOHV�ZHUH�FRQVLGHUHG�WKH�EHVW�PDWHG�FRPSDUDEOHV�DYDLODEOH��7KH�UDQJH�LQ�LQGLFDWHG�YDOXHV�
ZDV�VLJQLILFDQWO\�UHGXFHG�DIWHU�DGMXVWPHQWV�ZHUH�DSSOLHG��*LYLQJ�FRQVLGHUDWLRQ�WR�WKH�EHVW�PDWHG�FRP�
SDUDEOHV�WKH�LQGLFDWHG�YDOXH�IRXQG�KHUHLQ�LV�����SHU�VTXDUH�IRRW���$SSO\LQJ������SHU�VTXDUH�IRRW�WR�WKH�
VXEMHFW¶V�������VTXDUH�IHHW�\LHOGV�D�URXQGHG�SRWHQWLDO�YDOXH�RI����������DQG�LV�WKH�YDOXH�IRXQG�XWLOL]�
LQJ�WKH�PDUNHW�DSSURDFK�IRU�WKH�EXLOGLQJ�SOXV�WKH�ODQG��7KH�FRPSDUDEOH�JULG�LV�ORFDWHG�RQ�WKH�QH[W�
SDJH�ZLWK�WKH�VDOLHQW�GDWD�IROORZLQJ��7KLV�YDOXH�LV�IRU�WKH�EXLOGLQJ�DQG�WKH�ODQG��$Q�DGGLWLRQDO�PDUNHW�
DSSURDFK�ZDV�GRQH�IRU�WKH�ODQG�YDOXH�� 

Market Approach—land and building 

�'HVFULSWLYH�6WDWLVWLFV�RI�WKH�&RPSDUDEOH�%DVH�%()25(�
$GMXVWPHQWV�ZHUH�$SSOLHG� 

�'HVFULSWLYH�6WDWLVWLFV�RI�WKH�&RPSDUDEOH�%DVH�$)7(5�$G�
MXVWPHQWV�ZHUH�$SSOLHG� 

�DĞĂŶ� ��������ϲϲ͘ϴϯ� �DĞĂŶ� ��������ϱϵ͘ϴϯ� 
�^ƚĂŶĚĂƌĚ��ƌƌŽƌ� ����������ϯ͘ϱϯ� �^ƚĂŶĚĂƌĚ��ƌƌŽƌ� ����������Ϭ͘ϴϯ� 
�DĞĚŝĂŶ� ��������ϲϱ͘ϭϬ� �DĞĚŝĂŶ� ��������ϱϵ͘ϲϵ� 
�DŽĚĞ� ��������ϲϭ͘ϲϱ� �DŽĚĞ� ηEͬ� 
�^ƚĂŶĚĂƌĚ��ĞǀŝĂƟŽŶ� ����������ϵ͘ϵϵ� �^ƚĂŶĚĂƌĚ��ĞǀŝĂƟŽŶ� ����������ϭ͘ϲϳ� 
�^ĂŵƉůĞ�sĂƌŝĂŶĐĞ� ��������ϵϵ͘ϳϯ� �^ĂŵƉůĞ�sĂƌŝĂŶĐĞ� ����������Ϯ͘ϳϴ� 
�<ƵƌƚŽƐŝƐ� ��������;ϭ͘ϬϴͿ �<ƵƌƚŽƐŝƐ� ��������;ϰ͘ϲϭͿ 
�^ŬĞǁŶĞƐƐ� ����������Ϭ͘ϱϴ� �^ŬĞǁŶĞƐƐ� ����������Ϭ͘ϭϵ� 
�ZĂŶŐĞ� ��������Ϯϱ͘Ϭϯ� �ZĂŶŐĞ� ����������ϯ͘ϯϵ� 
�DŝŶŝŵƵŵ� ��������ϱϲ͘Ϭϱ� �DŝŶŝŵƵŵ� ��������ϱϴ͘Ϯϳ� 
�DĂǆŝŵƵŵ� ��������ϴϭ͘Ϭϴ� �DĂǆŝŵƵŵ� ��������ϲϭ͘ϲϱ� 
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Market Approach– comparable grid  Building and 
Land 

  6XEMHFW 
�ŽŵƉĂƌĂďůĞ�
ϭ   

�ŽŵƉĂƌĂďůĞ�
Ϯ   

�ŽŵƉĂƌĂďůĞ�
ϯ   

�ŽŵƉĂƌĂďůĞ�
ϰ   

5HIHUHQFH�1XPEHU 6XEMHFW ϰϵϭϯϯϰϳ   ϰϲϬϵϮϮϰ   ϰϰϯϮϵϮϲ   ϰϬϬϳϮϵϰ   

6WUHHW�$GGUHVV ������WK�$YHQXH�1( 
ϰϯϬϬ�DĂŝŶ�
^ƚ�E�   

ϯϴϬϭ�E��ϯƌĚ�
^ƚ   

ϯϲϯϴ��ĞŶͲ
ƚƌĂů��ǀĞ�E�   

ϲϲϭ�ϯϵƚŚ�
�ǀĞ�E�   

&LW\ &ROXPELD�+HLJKWV &ƌŝĚůĞǇ   DŝŶŶĞĂƉŽůŝƐ   DŝŶŶĞĂƉŽůŝƐ   
�ŽůƵŵďŝĂ�
,ĞŝŐŚƚƐ   

&ORVHG�'DWH 1�$ ϵͬϭϵͬϮϬϭϵ   ϭϮͬϭϴͬϮϬϭϴ   ϳͬϮϬͬϮϬϭϴ   ϴͬϯϭͬϮϬϭϳ   

�6DOH�&RQGLWLRQ� �$VVXPHG�7\SLFDO� 
/ŶǀĞƐƚŵĞŶƚ�
dƌŝƉůĞ�EĞƚ               

�$VNLQJ�3ULFH� �1�$� ϭ͕ϯϬϬ͕ϬϬϬ   ϰϰϵ͕ϵϬϬ   ϴϳϱ͕ϬϬϬ   ϯϮϱ͕ϬϬϬ   
�6ROG�3ULFH� �1�$� Ψϭ͕ϮϱϬ͕ϬϬϬ   ΨϰϰϬ͕ϵϬϬ   Ψϴϱϱ͕ϬϬϬ   ΨϮϴϯ͕ϱϬϬ   
0DUNHWLQJ�7LPH 1�$ ϮϬϯ   ϵϮ   ϭϰϭ   ϯϳ   

^ĂůĞ�dǇƉĞ 1�$ /ŶǀĞƐƚŵĞŶƚ   KǁŶĞƌ�hƐĞƌ   KǁŶĞƌ�hƐĞƌ   

/ŶǀĞƐƚŵĞŶƚ�
Žƌ�KǁŶĞƌ�
hƐĞƌ   

�6HOOHU�&RQWULEXWLRQ� �1�$�                 
$GMXVWHG�9DOXH   ϭ͕ϮϱϬ͕ϬϬϬ ϭ͕ϮϱϬ͕ϬϬϬ ϰϰϬ͕ϵϬϬ ϰϰϬ͕ϵϬϬ ϴϱϱ͕ϬϬϬ ϴϱϱ͕ϬϬϬ Ϯϴϯ͕ϱϬϬ Ϯϴϯ͕ϱϬϬ 

&RQGLWLRQV�RI�6DOH $VVXPHG�7\SLFDO                 
$GMXVWHG�9DOXH   ϭ͕ϮϱϬ͕ϬϬϬ ϭ͕ϮϱϬ͕ϬϬϬ ϰϰϬ͕ϵϬϬ ϰϰϬ͕ϵϬϬ ϴϱϱ͕ϬϬϬ ϴϱϱ͕ϬϬϬ Ϯϴϯ͕ϱϬϬ Ϯϴϯ͕ϱϬϬ 

([SHQGLWXUHV�0DGH�
,PPHGLDWH�$IWHU�3XU�

FKDVH $VVXPHG�1RPLQDO                 
$GMXVWHG�9DOXH   ϭ͕ϮϱϬ͕ϬϬϬ ϭ͕ϮϱϬ͕ϬϬϬ ϰϰϬ͕ϵϬϬ ϰϰϬ͕ϵϬϬ ϴϱϱ͕ϬϬϬ ϴϱϱ͕ϬϬϬ Ϯϴϯ͕ϱϬϬ Ϯϴϯ͕ϱϬϬ 

0DUNHWLQJ�&RQGLWLRQV 
&XUUHQW                 

$GMXVWHG�9DOXH   ϭ͕ϮϱϬ͕ϬϬϬ ϭ͕ϮϱϬ͕ϬϬϬ ϰϰϬ͕ϵϬϬ ϰϰϬ͕ϵϬϬ ϴϱϱ͕ϬϬϬ ϴϱϱ͕ϬϬϬ Ϯϴϯ͕ϱϬϬ Ϯϴϯ͕ϱϬϬ 
�&DVK�(TXLYDOHQF\�

9DOXH�%HIRUH�3URSHUW\�
$GMXVWPHQWV�   ϭ͕ϮϱϬ͕ϬϬϬ ϭ͕ϮϱϬ͕ϬϬϬ ϰϰϬ͕ϵϬϬ ϰϰϬ͕ϵϬϬ ϴϱϱ͕ϬϬϬ ϴϱϱ͕ϬϬϬ Ϯϴϯ͕ϱϬϬ Ϯϴϯ͕ϱϬϬ 

�&DVK�(TXLYDOHQF\�
9DOXH�%HIRUH�3URSHUW\�
$GMXVWPHQWV��6T)7�� 

  �Ψ�������ϲϭ͘ϲϱ� 
�Ψ����������������������������������
ϲϭ͘ϲϱ� �Ψ��������ϲϴ͘ϱϱ� 

�Ψ����������������������������������
ϲϴ͘ϱϱ� �Ψ�������ϴϭ͘Ϭϴ� 

�Ψ����������������������������������
ϴϭ͘Ϭϴ� �Ψ�������ϱϲ͘Ϭϱ� 

�Ψ����������������������������������
ϱϲ͘Ϭϱ� 

WƌŽƉĞƌƚǇ�dǇƉĞ /LJKW�,QGXVWULDO /ŶĚƵƐƚƌŝĂů   /ŶĚƵƐƚƌŝĂů   /ŶĚƵƐƚƌŝĂů   /ŶĚƵƐƚƌŝĂů   
�ƵŝůĚŝŶŐ�^& ����� ϮϬ͕Ϯϳϱ   ϲ͕ϰϯϮ   ϭϬ͕ϱϰϱ   ϱ͕Ϭϱϴ   

^ĞĐŽŶĚĂƌǇ�dǇƉĞ /LJKW�,QGXVWULDO 
DĂŶƵĨĂĐƚƵƌͲ
ŝŶŐ   tĂƌĞŚŽƵƐĞ   tĂƌĞŚŽƵƐĞ   tĂƌĞŚŽƵƐĞ   

zĞĂƌ��Ƶŝůƚ ���� ϭϵϱϰ   ϭϵϱϭ   ϭϵϱϱ   ϭϵϴϱ   

�>ĂŶĚ��ƌĞĂ�^&� 
�����������������������
���������� ��ϰϯ͕ϱϲϬ͘ϬϬ� 

�����������������������������������������
Ϭ͘ϮϬ� ���ϭϭ͕ϳϲϭ͘ϬϬ�   ��ϭϲ͕ϱϱϮ͘ϬϬ�   ��ϭϬ͕Ϯϭϵ͘ϬϬ�   

EƵŵďĞƌ�KĨ�&ůŽŽƌƐ � ϭ   ϭ   Ϯ   ϭ   

�ŽŶŝŶŐ /LJKW�,QGXVWULDO D-Ϯ   /   �-Ϯ   �ŽŵŵĞƌĐŝĂů   

�ƵŝůĚŝŶŐ��ŽŶĚŝƟŽŶ *RRG ^ƵƉĞƌŝŽƌ -Ϭ͘ϭ �ĚĞƋƵĂƚĞ   �ĚĞƋƵĂƚĞ   
�ŽŶƐŝĚĞƌĞĚ�
/ŶĨĞƌŝŽƌ Ϭ͘ϭ 

�ŽŶƐƚƌƵĐƟŽŶ�DĂƚĞƌŝĂů DĞƚĂůͬ�ŽŶĐƌĞƚĞ��^Ŭŝƌƚ DĂƐŽŶƌǇ -Ϭ͘ϭϱ DĂƐŽŶƌǇ -Ϭ͘ϭϱ DĂƐŽŶƌǇ -Ϭ͘ϭϱ DĞƚĂů   
&ůŽŽƌ��ƌĞĂ�ZĂƟŽ ��������������������������� Ϭ͘ϰϳ   Ϭ͘ϱϱ   Ϭ͘ϲϰ   Ϭ͘ϰϵ   

&ƌŽŶƚĂŐĞ ��WK�DQG�-HIIHUVRQ         �ĞŶƚƌĂů -Ϭ͘ϭϬ     
EƵŵďĞƌ�KĨ�WĂƌŬŝŶŐ�
^ƉĂĐĞƐ �� ϯϬ   ϭϬ   Ϯϱ   ϭϬ   

EƵŵďĞƌ�KĨ�dĞŶĂŶƚƐ � Ϯ   ϭ   ϭ       

>ŽĂĚŝŶŐ��ŽĐŬƐ � ϭ   ϭ   EŽŶĞ   EŽŶĞ   

dĞŶĂŶĐǇ 6LQJOH     ϲ͘ϳϮ           

1HW�$GMXVWPHQW�$PRXQW     -ϱй   -ϭϱй   -Ϯϱй   ϭϬй 

,QGLFDWHG�9DOXH�RI�WKH�
&RPSDUDEOH�3HU�6TIW     

������������������������
������   

������������������������
������   

������������������������
������   

������������������������
������ 
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Market Approach– Land Valuation 

$�VHDUFK�ZDV�FRQGXFWHG�WR�ILQG�VLPLODU�SURSHUWLHV�WR�WKH�VXEMHFW�WKDW�KDYH�VROG�RYHU�WKH�HIIHFWLYH�GDWH�RI�
WKLV� DSSUDLVDO�� ZKLFK� HQFRPSDVVHG� VDOHV� WKDW� KDYH� RFFXUUHG� ���������-SUHVHQW�� $OO� FRPSDUDEOHV� ZHUH�
OLVWHG��VROG�RU�SHQGLQJ�RYHU�D�VLPLODU�PDUNHWLQJ�WLPHIUDPH�DV�WKH�HIIHFWLYH�GDWH�RI�WKLV�DSSUDLVDO���/DQG�
VDOHV�WKDW�ZHUH�VHOHFWHG�ZHUH�WKRXJKW�ZHOO�PDWHG�WR�WKH�VXEMHFW�LQ�]RQLQJ��ODQG�IHDWXUHV��DQG�ORFDWLRQ�IHD�
WXUHV��&RPSDUDEOHV�ZHUH�GUDZQ�IURP�ZLWKLQ�D�FORVH�SUR[LPLW\�DV�DYDLODEOH��7KH�PDMRU�IRFXV�RQ�FRPSDUD�
EOH�VHOHFWLRQ�ZDV�RQ�]RQLQJ�DQG�ODQG�IHDWXUHV��7KHUH�LV�D�OLPLWHG�DPRXQW�RI�FRPSDUDEOH�VDOHV�ZLWKLQ�WKH�
LPPHGLDWH�SUR[LPLW\��*LYHQ� WKLV�� WKH�JHRJUDSKLF� DUHD�ZDV� H[SDQGHG� WR� LQFOXGH�RWKHU� DUHDV� WKRXJKW� DV�
VLPLODU�DV�DYDLODEOH�WR�WKH�VXEMHFW������ 
 
7KH�FRPSDUDWLYH�VDOHV�DQDO\VLV�FRQVLVWHG�RI�UHVHDUFK�WKURXJK�NQRZQ�UHFRUG�FROOHFWLQJ�V\VWHPV�RI�WD[�UHF�
RUGV��0XOWLSOH�/LVWLQJ�6HUYLFH��&RXQW\�GDWD��DSSUDLVDO�ILOH�UHFRUGV��&59�GDWD�DW�3ODW�6\VWHPV�6HUYLFHV��
DQG�RWKHU�QHWZRUNV��7KHVH�V\VWHPV�\LHOGHG�DSSUR[LPDWHO\���FRPSDUDEOH�VROG�SURSHUWLHV�RYHU�WKH�SHULRG�
VWDWHG�DERYH�WKDW�ZHUH�MXGJHG�VLPLODU�WR�WKH�VXEMHFW�DV�DYDLODEOH����VROG�FRPSDUDEOHV��ZKLFK�ZHUH�FRQVLG�
HUHG�WKH�EHVW�PDWHG�DYDLODEOH��ZHUH�WKHQ�XWLOL]HG�ZLWKLQ�WKH�PDUNHW�DSSURDFK��� 
 
�$�GLVFXVVLRQ�RQ��SURFHGXUH�RI�WKH�PDUNHW�DSSURDFK�IROORZV� 
 
· 6HOHFW� DSSURSULDWH� YDOXH� LQGLFDWRUV� DUH� DVVLJQHG� IRU� HDFK� FRPSDUDEOH� GHSHQGLQJ� RQ� PDUNHW�

QRUPV��$SSURSULDWH�YDOXH�LQGLFDWRU�ZLOO�EH�GHULYHG�EDVHG�XSRQ�WKH�DFWLRQV�RI�EX\HUV�DQG�VHOOV�LQ�
WKH�PDUNHWSODFH�� 

· ,I� WKH�FRPSDUDEOH�SURSHUW\� LV�VXSHULRU� WR� WKH�VXEMHFW� LQ� WHUPV�RI� WKH� LGHQWLILHG�IDFWRUV��D�GRZQ�
ZDUG�SHUFHQWDJH�DGMXVWPHQW�LV�PDGH�WR�WKH�FRPSDUDEOH�� 

· ,I�WKH�FRPSDUDEOH�SURSHUW\�LV�LQIHULRU�WR�WKH�VXEMHFW�UHJDUGLQJ�D�FHUWDLQ�FKDUDFWHULVWLF��WKH�FRPSD�
UDEOH�LV�DGMXVWHG�XSZDUG 

· &XPXODWLYH�SHUFHQWDJH�DGMXVWPHQWV� IRU�HDFK�RI� WKH�FRPSDUDEOHV�DUH�VXPPHG�ZKLFK�SURYLGHV�D�
WRWDO�QHW�DGMXVWPHQW�ZKLFK�LV�WKHQ�PXOWLSOLHG�E\�WKH�FDVK�HTXLYDOHQW�VDOH�SULFH�WR�LQGLFDWH�DQ�DS�
SURSULDWH�YDOXH�IDFWRU�IRU�WKH�VXEMHFW�� 

7KH�DGMXVWHG�YDOXHV�DUH�WKHQ�UHYLHZHG�DQG�UHFRQFLOHG��7KH�VDOHV�WKDW�SURYLGH�WKH�EHVW�LQGLFDWLRQ�RI�
WKH�PDUNHW�YDOXH�ZLOO�EH� LGHQWLILHG��DQG� WKH�DGMXVWHG� LQGLFDWHG�YDOXHV�ZLOO�EH� UHYLHZHG�DQG�D� ILQDO�
YDOXH�HVWLPDWH�VHOHFWHG�� 

6HOHFWHG� �FRPSDUDEOHV�ZHUH�FRPSOLHG� LQWR�D�JULG� IRUPDW�DQG�DGMXVWHG�RQ�D�SHU�XQLW�EDVLV��$GMXVW�
PHQWV�WR�WKH�FRPSDUDEOHV�ZHUH�PDGH�EDVHG�RQ�SURSHUW\�ULJKWV��ILQDQFLQJ�DQG�FRQGLWLRQV�RI�VDOH��PDU�
NHW�FRQGLWLRQV��WLPH�RI�VDOH��DQG�ORFDWLRQ�DQG�SK\VLFDO�FKDUDFWHULVWLFV��7KH�DSSUDLVHUV�DGMXVWPHQWV�DUH�
EDVHG�XSRQ�VHYHUDO�IDFWRUV��,Q�PRVW�LQVWDQFHV�FHUWDLQ�DGMXVWPHQWV�DUH�KDUG�WR�SURYLGH�PDUNHW�VXSSRUW�
IRU�EHFDXVH�RI�WKH�ODFN�RI�VDOHV��:KHUH�WKHUH�LV�LQVXIILFLHQW�VDOH�WR�VXSSRUW�DQ�DGMXVWPHQW�IDFWRU��WKH�
DSSUDLVHUV�MXGJPHQW�DQG�H[SHULHQFH�ZLOO�EH�DSSOLHG��,Q�PRVW�LQVWDQFHV�WKH�DSSUDLVHUV�HVWLPDWHG�DG�
MXVWPHQW�IDFWRU�ZLOO�EH�GHULYHG�IURP�PDUNHW�UHVHDUFK�� 
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7KH�IROORZLQJ��LV�D�EULHI�GLVFXVVLRQ�UHJDUGLQJ�WKH�DGMXVWPHQWV�PDGH�LQ�WKLV�DQDO\VLV�� 

· �3URSHUW\�5LJKWV�&RQYH\HG�-�,W�LV�YHU\�LPSRUWDQW�WR�FRQVLGHU�WKH�SURSHUW\�LQWHUHVW�FRQYH\HG�LQ�D�
FRPPHUFLDO�WUDQVDFWLRQ��,Q�D�PDMRULW\�RI�FRPSDUDEOH�VDOHV�WUDQVDFWLRQV��WKH�IHH�VLPSOH�LQWHUHVW�LV�
FRQYH\HG�ZKHUH�E\�WKH�VHOOHU�VHFXUHV�DOO�ULJKWV�LQ�WKH�UHDO�HVWDWH��7KLV�OLQH�LWHP�DGMXVWPHQW�KDV�
EHHQ�SUHVHQWHG�LQ�WKH�FDVH�ZKHUH�WKH�VHOOHU�UHWDLQV�VRPH�RZQHUVKLS�ULJKWV��RU�D�WKLUG�SDUW\�KDV�
VRPH�IRUP�RI�RZQHUVKLS�LQWHUHVW��&HUWDLQ�SURSHUW\�LQWHUHVWV�WKDW�ZRXOG�EH�FRQVLGHUHG�LQ�WKLV�DG�
MXVWPHQW�ZRXOG�LQFOXGH�DQ\�UHWDLQHG�RZQHUVKLS�ULJKWV�E\�WKH�VHOOHU��HDVHPHQWV�RU�UHVWULFWLRQV�WKDW�
KDYH�D�VLJQLILFDQW�LPSDFW�RQ�WKH�PDUNHWDELOLW\�RI�WKH�WLWOH��RU�D�WHQDQW¶V�OHDVHKROG�LQWHUHVW��,W�LV�LP�
SRUWDQW�WR�QRWH�WKDW�WKLV�DSSUDLVDO�DVVLJQPHQW�LV�WR�GHYHORS�WKH�HVWLPDWH�RI�WKH�PDUNHW�YDOXH�RI�WKH�
IHH�VLPSOH�LQWHUHVW��DQG�WKHUHIRUH�LW�LV�QHFHVVDU\�WR�PDNH�DQ�DGMXVWPHQW�IRU�DQ\�WUDQVDFWLRQ�ZKHQ�
WRWDO�RZQHUVKLS�ULJKWV�KDYH�QRW�EHHQ�FRQYH\HG���1R�3URSHUW\�5LJKWV�DGMXVWPHQWV�KDYH�EHHQ�PDGH�
WR�WKH�FRPSDUDEOHV�XWLOL]HG��GXH�WR�DOO�FRPSDUDEOHV�EHLQJ�MXGJHG�HTXDO�WR�WKH�VXEMHFW�� 

· )LQDQFLQJ-�$OO�RI�WKH�FRPSDUDEOH�SURSHUWLHV�KDYH�EHHQ�DQDO\]HG�ZLWK�UHJDUG�WR�WKH�FDVK�HTXLYD�
OHQW�VDOH�SULFH��$�FDVK�HTXLYDOHQW�VDOH�PHDQV�DQ�DOO-FDVK�WUDQVDFWLRQ�RU�FDVK�WR�D�QHZ�PRUWJDJH�DW�
FRQYHQWLRQDO�UDWHV��*HQHUDOO\�VSHDNLQJ��ZKHQ�FDVK�HTXLW\�LV�OHVV�WKHQ�PDUNHW�UDWH�DQG�RU��FRQ�
WUDFWV�IRU�GHHGV�DUH�QHJRWLDWHG�DW�LQWHUHVW�UDWHV�EHORZ�WKH�QRUPDO�OHYHO�RI�LQWHUHVW�UDWHV�WKDW�FRXOG�
EH�VHFXUHG�IURP�EDQNV�RIIHULQJ�FRQYHQWLRQDO�ILUVW�PRUWJDJHV��D�GRZQZDUG�DGMXVWPHQW�LV�WKHQ�LQ�
GLFDWHG��$OO�WUDQVDFWLRQV�FRQVLVWV�RI�DOO-FDVK��RU�FDVK�PRUWJDJHV��RU�FRQWUDFW�IRU�GHHGV�ZLWK�PDU�
NHW�UDWH�WHUPV��1R�DGMXVWPHQW�IRU�ILQDQFLQJ�LV�LQGLFDWHG�WR�DQ\�RI�WKH�FRPSDUDEOH�VDOHV�XWLOL]HG�� 

· &RQGLWLRQV�RI�6DOH-��7KH�GHILQLWLRQ�RI�PDUNHW�YDOXH�UHTXLUHV�WKH�DSSUDLVHU�WR�FRQVLGHU�FRQGLWLRQV�
RI�WKH�VDOH�WKDW�KDYH�D�SURIRXQG�LPSDFW�RQ�WKH�WUDQVDFWLRQ��7KH�GHILQLWLRQ�RI�PDUNHW�YDOXH�PDNHV�
WKH�DVVXPSWLRQ�WKDW�ERWK�WKH�EX\HU�DQG�WKH�VHOOHU�DUH�W\SLFDOO\�PRWLYDWHG�DQG�DUH�ZLOO�LQIRUPHG��
7KLV�IDFWRU�FRQVLGHUHG�WKH�PRWLYDWLRQ�RI�WKH�EX\HU�DQG�WKH�VHOOHU�IRU�VSHFLILF�WUDQVDFWLRQ��DQG�
PDNHV�DQ�DGMXVWPHQW�LQ�WKRVH�VSHFLDO�FLUFXPVWDQFHV�ZKHQ�WKH�FRQGLWLRQV�VXUURXQG�WKH�SDUWLFXODUV�
VDOHV�GRHV�QRW�PHHW�WKH�WUDGLWLRQDO�PDUNHW�YDOXH�GHILQLWLRQ��6SHFLDO�FRQGLWLRQ�PDQGDWLQJ�WKH�DG�
MXVWPHQW�ZRXOG�LQFOXGHG�D�GLVWUHVVHG�VDOH��D�WUDQVDFWLRQ�ZKHUH�DQ�DGMDFHQW�SURSHUW\�RZQHU�DF�
TXLUHV�D�SURSHUW\�DW�D�KLJKHU�UDWH�WR�DFFRPPRGDWH�DVVHPEODJH�DQG�SORWWDJH��RU�ZKHQ�D�SDUWLFXODU�
VHOOHU�KDV�WR�GLVSRVH�RI�D�SURSHUW\�DQG�LV�XQDEOH�WR�H[SRVH�WKH�SURSHUW\�WR�WKH�PDUNHW�IRU�D�UHDVRQ�
DEOH�WLPH���7KH�PDUNHW�YDOXH�GHILQLWLRQ�VSHFLILHV�FHUWDLQ�FULWHULD�IRU�D�WUDQVDFWLRQ�WR�EH�FRQVLGHUHG�
WUXO\�FRPSDUDEOH��7KH�GHILQLWLRQ�DVVXPHV�WKDW�D�UHDVRQDEOH�PDUNHWLQJ�WLPH�LV�DOORZHG�WR�HIIHF�
WLYHO\�PDUNHW�WKH�SURSHUW\�WR�ZHOO�LQIRUPHG�XVHUV��7KHUHIRUH��LW�LV�DSSURSULDWH�WR�PDNH�DQ�DGMXVW�
PHQW�IRU�WKRVH�WUDQVDFWLRQV�WKDW�KDYH�RFFXUUHG�WKDW�GR�QRW�PHHW�WKH�FULWHULD�HVWDEOLVKHG�E\�WUDGL�
WLRQDO�PDUNHW�YDOXH�GHILQLWLRQ���1R�DGMXVWPHQWV�ZHUH�DSSOLHG��DOO�FRPSDUDEOHV�ZHUH�FRQVLGHUHG�
HTXDO�WR�WKH�VXEMHFW�LQ�WKLV�UHJDUG��� 

· 0DUNHW�&RQGLWLRQV�-�0DUNHWLQJ�FRQGLWLRQV�ZHUH�QRW�DGMXVWHG��$OO�FRPSDUDEOHV�XWLOL]HG�ZHUH�
WKRXJKW�UHIOHFWLYH�RI�WKH�HIIHFWLYH�GDWH�RI�WKLV�DSSUDLVDO�� 

· /RFDWLRQ�GLIIHUHQWLDOV�-�7KH�ORFDWLRQ�GLIIHUHQWLDO�DGMXVWPHQWV�DUH�XWLOL]HG�WR�HTXDOL]H�WKH�FRPSDUDEOHV�
XWLOL]HG�DQG�WKH�VXEMHFW�SURSHUW\�RQ��IDFWRUV�VXFK�SUR[LPLW\�WR�HPSOR\PHQW��HGXFDWLRQ�DQG�UHFUHDWLRQDO�
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Market Approach– Land Valuation 

YHQXHV��PHDQ�DQG�DYHUDJH�KRXVLQJ�SULFLQJ�DURXQG�WKH�LPPHGLDWH�DUHD��DQG�GHPDQG�IRU�KRXVLQJ�VWRFN��
7KHVH�DGMXVWPHQWV�WHQG�WR�EH�DPELJXRXV�DQG�DUH�KDUG�WR�GHILQH�E\�PDUNHW�WUDQVDFWLRQV��7KH�DSSUDLVHUV�
DSSOLHG�DGMXVWPHQWV�PRVWO\�EDVHG�RQ�H[SHULHQFH��FRQYHUVDWLRQV�ZLWK�GHYHORSHUV��DQG�&LW\�DQG�&RXQW\�
RIILFLDOV��,I�DGMXVWPHQWV�ZHUH�PDGH��WKH�UHDVRQ�IRU�VXFK�ZDV�QRWHG�RQ�WKH�FRPSDUDEOH�JULG��7KH�PRVW�
VLJQLILFDQW�UHDVRQ�IRU�ORFDWLRQDO�DGMXVWPHQWV�ZDV�EDVHG�RQ�V\QHUJ\�DURXQG�WKH�VXEMHFW�DQG�WKH�FRPSD�
UDEOHV�� 

&RQFHVVLRQV�ZHUH�DGMXVWHG�SHU�FRPSDUDEOH�DQG�QRWHG�RQ�WKH�FRPSDUDEOH�JULG 

 

$OO�FRPSDUDEOHV�DUH� WKRXJKW�UHDVRQDEO\�PDWHG�WR� WKH�VXEMHFW�SURSHUW\� WKDW�ZHUH�DYDLODEOH��&RPSDUDEOH�
WKUHH�LV�FRQVLGHUHG�WKH�EHVW�PDWHG�FRPSDUDEOH�DQG�LV�WKH�EDVLV�RI�WKLV�YDOXDWLRQ�� 
 
%HORZ�DUH�WKH�GHVFULSWLYH�VWDWLVWLFV�RI�WKH�FRPSDUDEOH�EDVH��SULFH�SHU�VTXDUH�IRRW��EHIRUH�DQG�DIWHU�DGMXVW�
PHQWV�ZHUH�DSSOLHG��7KH�UDQJH�RI�LQGLFDWHG�YDOXHV�ZDV�VLJQLILFDQWO\� UHGXFHG�DIWHU�DGMXVWPHQWV�ZHUH�DS�
SOLHG�� 

 
 
7KH�SUREDEOH�PDUNHW�YDOXH�IRXQG�KHUHLQ�LV�EDVHG�RQ�������SHU�VTXDUH�IRRW�DV�LQGLFDWHG�WKH�FRPSDUDEOH�
EDVH���7KXV���������PXOWLSOLHG�E\�WKH�VXEMHFW¶V��������VTXDUH�IHHW�\LHOGV�D�URXQGHG�SRWHQWLDO�PDUNHW�YDOXH�
RI�����������URXQGHG�7KLV�YDOXDWLRQ�LV�IRU�WKH�ODQG�RQO\�� 
7KH�QH[W�SDJH�LV�WKH�FRPSDUDEOH�JULG� 
 
 
 

�DĞĂŶ� ����������ϴ͘Ϭϴ� �DĞĂŶ� ����������ϱ͘ϲϯ� 
�^ƚĂŶĚĂƌĚ��ƌƌŽƌ� ����������Ϯ͘Ϭϱ� �^ƚĂŶĚĂƌĚ��ƌƌŽƌ� ����������Ϭ͘ϭϳ� 
�DĞĚŝĂŶ� ����������ϲ͘ϱϴ� �DĞĚŝĂŶ� ����������ϱ͘ϲϬ� 
�DŽĚĞ� ηEͬ� �DŽĚĞ� ηEͬ� 
�^ƚĂŶĚĂƌĚ��ĞǀŝĂƟŽŶ� ����������ϯ͘ϱϰ� �^ƚĂŶĚĂƌĚ��ĞǀŝĂƟŽŶ� ����������Ϭ͘Ϯϵ� 
�^ĂŵƉůĞ�sĂƌŝĂŶĐĞ� ��������ϭϮ͘ϱϳ� �^ĂŵƉůĞ�sĂƌŝĂŶĐĞ� ����������Ϭ͘Ϭϵ� 
�<ƵƌƚŽƐŝƐ� η�/sͬϬ͊ �<ƵƌƚŽƐŝƐ� η�/sͬϬ͊ 
�^ŬĞǁŶĞƐƐ� ����������ϭ͘ϱϲ� �^ŬĞǁŶĞƐƐ� ����������ϭ͘ϲϮ� 
�ZĂŶŐĞ� ����������ϲ͘ϲϬ� �ZĂŶŐĞ� ����������Ϭ͘ϱϰ� 
�DŝŶŝŵƵŵ� ����������ϱ͘ϱϯ� �DŝŶŝŵƵŵ� ����������ϱ͘ϱϯ� 
�DĂǆŝŵƵŵ� ��������ϭϮ͘ϭϯ� �DĂǆŝŵƵŵ� ����������ϲ͘Ϭϲ� 

'HVFULSWLYH�6WDWLVWLFV�RI�WKH�&RPSDUDEOH�%DVH� 
%()25(�$GMXVWPHQWV�ZHUH�$SSOLHG��3ULFH�SHU�6T)W� 

'HVFULSWLYH�6WDWLVWLFV�RI�WKH�&RPSDUDEOH�%DVH� 
$)7(5�$GMXVWPHQWV�ZHUH�$SSOLHG��3ULFH�SHU�6T)W� 
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  ^ƵďũĞĐƚ �ŽŵƉĂƌĂďůĞ�ϭ �ĚũƵƐƚŵĞŶƚ �ŽŵƉĂƌĂďůĞ�Ϯ �ĚũƵƐƚŵĞŶƚ �ŽŵƉĂƌĂďůĞ�ϯ �ĚũƵƐƚŵĞŶƚ 
�ŽŵƉ�/�   ϱϯϯϱϴϴϮ   ϰϭϭϭϭϵϰ   ϰϬϳϳϳϬϰ   

WƌŽƉĞƌƚǇ��ĚĚƌĞƐƐ ϲϮϳ�ϯϴƚŚ��ǀĞŶƵĞ�E� ϯϳϮϱ�^ƟŶƐŽŶ��ůǀĚ   
ϰϯϰϬ�E�>ǇŶĚĂůĞ�
�ǀĞ�;WĂƌƚ�ŽĨ�   

ϭϬϲϵ�'ƌĂŶĚǀŝĞǁ�
tĂǇ   

WƌŽƉĞƌƚǇ��ŝƚǇ �ŽůƵŵďŝĂ�,ĞŝŐŚƚƐ ^ĂŝŶƚ��ŶƚŚŽŶǇ   DŝŶŶĞĂƉŽůŝƐ   �ŽůƵŵďŝĂ�,ĞŝŐŚƚƐ   

WĂƌĐĞů�EƵŵďĞƌ�ϭ�;DŝŶͿ ϯϱ-ϯϬ-Ϯϰ-ϰϯ-ϬϬϬϵ ϯϭ-ϯϬ-Ϯϯ-ϯϯ-ϬϮϬϵ   
Ϭϯ-ϬϮϵ-Ϯϰ-ϮϮ-
ϬϬϯϬ   Ϯϱ-ϯϬ-Ϯϰ-ϯϮ-ϬϬϲϰ   

WĂƌĐĞů�EƵŵďĞƌ�Ϯ�;DĂǆͿ   ϯϭ-ϯϬ-Ϯϯ-ϯϯ-ϬϮϬϵ   
Ϭϯ-ϬϮϵ-Ϯϰ-ϮϮ-
ϬϬϯϬ   Ϯϱ-ϯϬ-Ϯϰ-ϯϮ-ϬϬϳϮ   

^ĂůĞ��ĂƚĞ EŽƚ�DĂƌŬĞƚĞĚ ϭϭͬϮϳͬϮϬϮϬ   ϭͬϱͬϮϬϭϴ   ϭϮͬϴͬϮϬϭϳ   
^ĂůĞ�^ƚĂƚƵƐ EŽƚ�DĂƌŬĞƚĞĚ ^ŽůĚ   ^ŽůĚ   ^ŽůĚ   
^ĂůĞ�WƌŝĐĞ EŽƚ�DĂƌŬĞƚĞĚ ϰϲϮϱϬϬ   ΨϭϬϴ͕ϵϴϰ   Ψϭ͕ϮϬϬ͕ϬϬϬ   
�ƐŬŝŶŐ�WƌŝĐĞ EŽƚ�DĂƌŬĞƚĞĚ         ϭ͕ϴϬϬ͕ϬϬϬ   
DĂƌŬĞƚ�dŝŵĞ EŽƚ�DĂƌŬĞƚĞĚ ϯϲϭ       ϴϯϳ   
^ĂůĞ�WƌŝĐĞ��ŽŵŵĞŶƚ EŽƚ�DĂƌŬĞƚĞĚ     �ůůŽĐĂƚĞĚ   �ŽŶĮƌŵĞĚ   
,ŽůĚ�WĞƌŝŽĚ ϯϴ�zĞĂƌƐ ϯϰ�DŽŶƚŚƐ   ϯϰ�DŽŶƚŚƐ       

^ĂůĞ��ŽŶĚŝƟŽŶ EŽƚ�DĂƌŬĞƚĞĚ     
�ƵůŬͬWŽƌƞŽůŝŽ�
^ĂůĞ       

^ĂůĞ�dǇƉĞ EŽƚ�DĂƌŬĞƚĞĚ KǁŶĞƌ�hƐĞƌ   /ŶǀĞƐƚŵĞŶƚ   /ŶǀĞƐƚŵĞŶƚ   
^ĐĂůĞ DƵŶŝĐŝƉĂů /ŶĚĞƉĞŶĚĞŶƚ   /ŶĚĞƉĞŶĚĞŶƚ   /ŶĚĞƉĞŶĚĞŶƚ   
dŽƚĂů��ǆƉĞŶƐĞ��ŵŽƵŶƚ hŶŬŶŽǁŶ ϭϯ͕ϱϯϴ͘ϬϬ       ϴ͕ϲϳϬ͘ϱϮ   

�ĂƐŚ��ƋƵŝǀĂůĞŶĐǇ�sĂůƵĞ     ϰϰϴ͕ϵϲϮ͘ϬϬ   ϭϬϴ͕ϵϴϰ͘ϬϬ   ϭ͕ϭϵϭ͕ϯϮϵ͘ϰϴ 
�ĂƐŚ��ƋƵŝǀĂůĞŶĐǇ�sĂůƵĞ�WĞƌ�
^Ƌ&ƚ     ϭϮ͘ϭϮϱϱϴϳϰϯ   ϲ͘ϱϴϰϯϰϬϮϲϭ   ϱ͘ϱϮϱϬϴϯϭϱϱ 
WƌŽƉĞƌƚǇ�dǇƉĞ >ĂŶĚ >ĂŶĚ   >ĂŶĚ   >ĂŶĚ   
>ĂŶĚ��ƌĞĂ��� Ϭ͘ϳϰ Ϭ͘ϴϱ   Ϭ͘ϯϴ   ϰ͘ϵϱ Ϭ͘ϯϬ 
>ĂŶĚ��ƌĞĂ�^& ϮϬϰϵϬ ϯϳϬϮϲ   ϭϲϱϱϮ   ϮϭϱϲϮϮ   
WƌŽƉĞƌƚǇ�EĂŵĞ               
�ŽŶŝŶŐ �Žŵŵͬ/ŶĚ �Žŵŵͬ/ŶĚ   �Žŵŵͬ/ŶĚ   Dy�   
&ƌŽŶƚĂŐĞ ϯϴƚŚ�ĂŶĚ�:ĞīĞƌƐŽŶ ^ƟŶƐŽŶ -Ϭ͘ϭ >ǇŶĚĂůĞ -Ϭ͘ϭ     
/ŵƉƌŽǀĞŵĞŶƚ�ZĂƟŽ       ϳϵ͘ϰϰ   Ϭ͘ϬϬ   

WƌŽƉŽƐĞĚ�hƐĞ /ŶĚƵƐƚƌŝĂů 
�ŽŵŵĞƌĐŝĂů͕�/ŶĚƵƐͲ
ƚƌŝĂů͕�DƵůƟ&ĂŵŝůǇ -Ϭ͘ϯ 

�ŽŵŵĞƌĐŝĂů͕�
DƵůƟ&ĂŵŝůǇ -Ϭ͘Ϭϱ 

�ŽŵŵĞƌĐŝĂů͕�
DƵůƟ&ĂŵŝůǇ͕�
KĸĐĞ͕�ZĞƚĂŝů -Ϭ͘ϯ 

^ŝƚĞ�^ƉĞĐŝĮĐƐ�ZĞƋƵŝƌŝŶŐ��ĚͲ
ũƵƐƚŵĞŶƚƐ   

�ƌĞĂ�ŽĨ�ƐŝŐŶŝĮĐĂŶƚ�
^ǇŶĞƌŐǇ -Ϭ͘ϭ         

EĞƚ��ĚũƵƐƚŵĞŶƚ     -Ϭ͘ϱ   -Ϭ͘ϭϱ   Ϭ 

�/ŶĚŝĐĂƚĞĚ�WƌŝĐĞ�ƉĞƌ�^Ƌ&ƚ�   �Ψ��������������������ϲ͘Ϭϲ�   �Ψ��������������������ϱ͘ϲϬ�   �Ψ�����������ϱ͘ϱϯ� 

85

Item 2.



�����3��2��%R[���������5RVHYLOOH��0LQQHVRWD�������3KRQH�����-���-�����H-PDLO��FJRVHW#FRPFDVW�QHW�������� 

0,11(627$�5($/�(67$7(�$335$,6$/�6(59,&(6 

Determination of Building Value though market 
approach for land and building and land only 
value 

7KH�WZR�SUHYLRXV�PDUNHW�DSSURDFK�IRFXVHG�RQ�WKH�EXLOGLQJ�DQG�ODQG�DQG�WKHQ�MXVW�WKH�ODQG�YDOXH��7KH�YDOXHV�
IRXQG�KHUHLQ�XWLOL]LQJ�WKHVH�DSSURDFKHV�ZHUH�DV�IROORZV� 
 
7KH�YDOXH�IRU�WKH�EXLOGLQJ�DQG�WKH�ODQG�� �������� 
7KH�YDOXH�IRU�WKH�ODQG�RQO\�   �������� 
'LIIHUHQWLDO�     �������� 
 
7KLV�LOOXVWUDWHV�WKDW�WKH�EXLOGLQJ�LV�RIIHULQJ�D�FRQWULEXWRU\�YDOXH�WR�WKH�ODQG�RI����������DQG�WKXV�LV�WKH�YDOXH�
IRXQG�IRU�WKH�EXLOGLQJ�RQO\�LQ�WKLV�DQDO\VLV�� 

86

Item 2.



�����3��2��%R[���������5RVHYLOOH��0LQQHVRWD�������3KRQH�����-���-�����H-PDLO��FJRVHW#FRPFDVW�QHW�������� 
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Reconstruction cost approach.  

5HFRQVWUXFWLRQ�&RVW�$SSURDFK�LQ�RIIHULQJ�DQ�RSLQLRQ�RI�WKH�PDUNHW�YDOXH�LV�RQH�RI�WKH�WKUHH�EDVLF�DS�
SURDFKHV�HPSOR\HG�LQ�WKH�DSSUDLVDO�SURFHVV��7KH�SULQFLSOH�RI�VXEVWLWXWLRQ�LV�WKH�EDVLF�XQGHUO\LQJ�WHQ�
DQW�IURP�ZKLFK�WKH�UHSODFHPHQW�FRVW�LV�SUHPLVHG�RQ��7KLV�EDVLF�HFRQRPLF�SULQFLSOH��LQ�SDUW��VWDWHV�WKDW�
QR�UDWLRQDO�SHUVRQ�ZLOO�SD\�PRUH�IRU�WKH�SURSHUW\�WKDQ�WKH�DPRXQW�IRU�ZKLFK�WKH\�FDQ�REWDLQHG��E\�
SXUFKDVH�RI�D�VLWH�DQG�FRQVWUXFWLRQ�RI�D�EXLOGLQJ��ZLWKRXW�XQGXH�GHOD\��D�SURSHUW\�RI�HTXDO�GHVLUDELOLW\�
DQG�IXQFWLRQDO�XWLOLW\��&RQVHTXHQWO\��UHSURGXFWLRQ�FRVW�QHZ�SULRU�WR�DQ\�GHGXFWLRQ�IRU�DFFUXHG�GHSUH�
FLDWLRQ��SOXV�ODQG�YDOXH��WHQGV�WR�VHW�WKH�XSZDUG�OLPLW�RI�YDOXH�� 
 
7KH�FRVW�DSSURDFK�LV�EDVHG�RQ�WKH�DVVXPSWLRQ�WKDW�DQ�LQIRUPHG�SXUFKDVHU�ZRXOG�SD\�QR�PRUH�WKHQ�WKH�
FRVW�RI�UHSURGXFLQJ�D�VXEVWLWXWH�SURSHUW\�ZLWK�WKH�VDPH�XWLOLW\�DV�WKH�VXEMHFW��7KLV�PHWKRGRORJ\�LV�
PRVW�DSSOLFDEOH�ZKHQ�WKH�SURSHUW\�EHLQJ�DSSUDLVHG�LV�UHODWLYHO\�QHZ��DQG�ZKLFK�UHSUHVHQWV�WKH�KLJK�
HVW�DQG�EHVW�XVH�RI�WKH�ODQG��,W�LV�DOVR�RI�SDUWLFXODU�YDOXH�ZKHQ�XQLTXH�RU�VSHFLDOL]HG�LPSURYHPHQWV�
DUH�EHLQJ�YDOXHG�DQG�IRU�ZKLFK�WKHUH�DUH�IHZ�LI�LQ�FRPSDUDEOH�SURSHUW\�VDOHV�DYDLODEOH�� 
 
,Q�WKH�FRVW�DSSURDFK��WKH�LQGLFDWHG�RQ�PDUNHW�YDOXH�LV�REWDLQHG�E\�DGGLQJ�WKH�ODQG�YDOXH��IURP�PDUNHW�
GDWD��WR�WKH�HVWLPDWHG�UHSODFHPHQW�FRVW�RI�WKH�LPSURYHPHQW�OHVV�DQ\�GHSUHFLDWLRQ�DFFUXLQJ�WR�WKH�LP�
SURYHPHQWV��,W�LV�JHQHUDOO\�WUXH�WKDW�WKH�UHSODFHPHQW�FRVW�WHQGV�WR�UHSUHVHQW�WKH�XSSHU�OLPLW�RI�WKH�
PDUNHW�YDOXH��,W�LV�DOVR�QHFHVVDU\�WR�UHFRJQL]H�WKDW�QHZO\�FRQVWUXFWHG�LPSURYHPHQWV�ZRXOG�KDYH�
SK\VLFDO�DGYDQWDJHV�RYHU�H[LVWLQJ�LPSURYHPHQWV��VR�DQ\�ODFN�RI�XWLOLW\�IRXQGLQJ�LQ�WKH�H[LVWLQJ�SURS�
HUW\�V��PXVW�EH�PHDVXUHG�LQ�FRPSDULVRQ�ZLWK�WKH�QHZ�LPSURYHPHQWV��7KLV�PHDVXUHPHQW�DPRXQW�LV�
FDOOHG�DFFUXHG�GHSUHFLDWLRQ�� 
 
7KHUH�DUH�ILYH�EDVLF�VWHSV�LQ�WKH�5HSODFHPHQW�&RVW�$SSURDFK�WHFKQLTXH��ZKLFK�DUH�DV�IROORZV� 
�� (VWLPDWH�WKH�ODQG�YDOXH�DV�LI�YDFDQW 
�� (VWLPDWH�UHSURGXFWLRQ�FRVW�QHZ��RU�UHSODFHPHQW�FRVW��QHZ��RI�WKH�LPSURYHPHQWV 
�� (VWLPDWH�LQ�GROODU�DPRXQWV�WKH�DFFUXHG�GHSUHFLDWLRQ�FDXVHG�E\� 
 $��3K\VLFDO�'HSUHFLDWLRQ 
 %��)XQFWLRQDO�2EVROHVFHQFH 
 &��(FRQRPLF�2EVROHVFHQFH� 
�� 'HGXFW�WKH�DFFUXHG�GHSUHFLDWLRQ�IURP�WKH�LPSURYHPHQWV�UHSURGXFWLRQ�FRVW�QHZ�WR�DUULYH�DW�D�SUH�

VHQW�GHSUHFLDWHG�FRVW�HVWLPDWH 
�� $GG�WKH�ODQG�YDOXH�WR�WKH�GHSUHFLDWHG�FRVW�HVWLPDWH�WR�DUULYH�DW�D�YDOXH�LQGLFDWHG�E\�WKH�FRVW�DS�

SURDFK 
 
5HSURGXFWLRQ�FRVW�LV�UHODWHG�WR�DQ�REMHFWLYH�YDOXH�FRQFHSW��+RZHYHU��LW�LV�LPSRUWDQW�WR�QRWH�WKDW�FRVWV�
GRHV�QRW�QHFHVVDULO\�FUHDWH�YDOXH��9DOXH�FDQ�RQO\�EH�FUHDWHG�ZKHQ�FHUWDLQ�HFRQRPLF�GHPDQGV�KDYH�
EHHQ�VDWLVILHG�� 
 
,Q�RUGHU�IRU�WKH�&RVW�$SSURDFK�WR�SURGXFH�D�MXVWLILDEOH�UHIOHFWLRQ�RI�D�PDUNHW�YDOXH�LQ�UHODWLRQ�WR�WKH�
RSLQLRQ�RI�YDOXH�REWDLQHG�WKURXJK�XVH�RI�WKH�RWKHU�DSSURDFKHV��LW�LV�QHFHVVDU\�WR�DQDO\]H�DFFUXHG�GH�
SUHFLDWLRQ�� 
 
 
7KH�IROORZLQJ�FRVWV�DV�SUHVHQWHG��DUH�VXSSRUWHG�E\�DUHD�FRQWUDFWRUV��DQG�DSSUDLVHU�FRVWLQJ�ILOHV���7KH�
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DSSUDLVHUV�XWLOL]H�0DUVKDO�6ZLIW�IRU�WKH�FRVWLQJ�XWLOL]HG�KHUHLQ��7KH�GHSUHFLDWLRQ��DV�LQGLFDWHG��LV�UH�
ODWHG�WR�WKH�DSSUDLVHU¶V�NQRZOHGJH�RI�WKH�DUHD�DQG�WKH�FRQGLWLRQ�RI�WKH�VWUXFWXUH�� 
 
7KH�WKUHH�W\SHV�RI�GHSUHFLDWLRQ�DUH�DV�IROORZV� 
3K\VLFDO�GHSUHFLDWLRQ�-�$�UHGXFWLRQ�LQ�XWLOLW\�UHVXOWLQJ�IURP�DQ�LPSDLUPHQW�RI�SK\VLFDO�FRQGLWLRQ� 
)XQFWLRQDO�2EVROHVFHQFH�-�,PSDLUPHQW�RI�IXQFWLRQDO�FDSDFLW\�RI�HIILFLHQF\� 
(FRQRPLF�2EVROHVFHQFH�-�,PSDLUPHQW�RI�GHVLUDELOLW\�RU�XVHIXO�OLIH�DULVLQJ�IURP�IDFWRUV�H[WHUQDO�WR�WKH�
SURSHUW\��VXFK�DV�HFRQRPLF�IRUFHV�RU�HQYLURQPHQWDO�FKDQJHV�ZKLFK�DIIHFW�VXSSO\�DQG�GHPDQG�UHOD�
WLRQVKLS� 
 
3K\VLFDO�'HWHULRUDWLRQ�LV�UHODWLYH�WR�WKH�QRUPDO�DJLQJ�SURFHVV�RI�DQ�DVVHW��,I�QRW�SXW�WR�KDUG�XVH��WKH�
VXEMHFW�PD\�KDYH�D�ORQJHU�OLIH��WKH�³DJH-OLIH´�FRQFHSW�LV�WKH�GHSUHFLDWLRQ�WHFKQLTXH�XVHG�LQ�FRQMXQF�
WLRQ�ZLWK�SK\VLFDO�GHSUHFLDWLRQ��8QGHU�WKDW�FRQFHSW��WKH�SHUFHQW�RI�GHSUHFLDWLRQ�LV�HTXDO�WR�WKH�UDWLRQ�
RI�WKH�HIIHFWLYH�DJH�RI����DQG�WKH�RYHU�DOO�H[SHFWDEOH�HFRQRPLF�OLIH�RI����\HDUV�ZRXOG�KDYH�D�GHSUHFL�
DWLRQ�RI����� 
 
³2EVROHVFHQFH´�LV�PRUH�GLIILFXOW�WR�HYDOXDWH�DQG�GHILQH��2EVROHVFHQFH�LV�GLYLGHG�LQWR�WZR�SDUWV��
³)XQFWLRQDO´�DQG�³(FRQRPLF´ 
 
³)XQFWLRQDO´�REVROHVFHQFH�LV�D�ORVV�RI�YDOXH�GXH�WR�WKH�LQDELOLW\�RI�WKH�DVVHW�WR�SHUIRUP�LWV�IXQFWLRQ�DV�
HIILFLHQWO\�DV�LWV�UHSODFHPHQW��$Q�H[DPSOH�RI�WKLV�PLJKW�EH�WKH�QHZ�IDVW�UHFRYHU\�KRW�ZDWHU�KHDWHUV��
ZKLFK�DUH�UHSODFLQJ�WKH�ROG��7KH�QHZ�ZDWHU�KHDWHUV�DUH�VPDOOHU�DQG�PRUH�HIILFLHQW�� 
 
³(FRQRPLF´�REVROHVFHQFH�LV�FDXVHG�E\�IDFWRUV�RXWVLGH�WKH�SURSHUW\�DQG�LV�QRW�UHODWHG�WR�WKH�DELOLW\�RI�
WKH�DVVHW�WR�SHUIRUP�LWV�IXQFWLRQ��)RU�H[DPSOH��LI�VSHFLDO�HTXLSPHQW�ZDV�PDGH�WR�PDQXIDFWXUH�SODVWLF�
JHDUV�DQG�WKDW�OLQH�RI�JHDUV�GLG�QRW�VHOO��WKLV�HTXLSPHQW�ZRXOG�KDYH������HFRQRPLF�REVROHVFHQFH��
&HUWDLQO\��WKH�HTXLSPHQW�FRXOG�VWLOO�EH�XVHG�WR�PDQXIDFWXUH�JHDUV��EXW�WKDW�ZRXOG�GR�QR�JRRG�LI�HFR�
QRPLF�PDGH�WKH�SURGXFW�XQXVDEOH�� 
 
,I�PDLQWHQDQFH�KDG�EHHQ�YHU\�JRRG��WKH�HIIHFWLYH�GDWH�FRXOG�EH�OHVV�WKDQ�DFWXDO�DJH��&RQYHUVHO\��LW�
FRXOG�EH�JUHDWHU��,I�IXQFWLRQDO�RU�HFRQRPLF�REVROHVFHQFH�FRQVLGHUDWLRQV�DUH�LQYROYHG��QHZ�DVVHWV�
FRXOG�KDYH�D�YHU\�KLJK�GHSUHFLDWLRQ��LQ�DIIHFW�UHGXFLQJ�WKH�PDUNHW�� 
 
/$1'�&267���1RW�8OL]LHG�KHUHLQ�JLYHQ�WKH�EXLOGLQJ�RQO\�YDOXDWLRQ�RI�WKLV�DSSUDLVDO� 
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BILDING COST: 
&RVWLQJ�DVVRFLDWHG�ZLWK�WKLV�DSSURDFK�ZDV�GHULYHG�IURP�0DUVKDOO�DQG�6ZLIW��0DUVKDOO�DQG�6ZLIW�XWL�
OL]HV�RULJLQDO�FRQVWUXFWLRQ�RFFXSDQF\�DQG�DYHUDJH�FRVW�RI�EXLOGLQJV�ZLWK�VLPLODU�RFFXSDQFLHV��7KH�
VXEMHFW�EXLOGLQJ�ZDV�FODVVLILHG�DV�D�VWRUDJH�ZKHUHKRXVH���7KH�FRVWLQJ�KHUHLQ�IURP�0DUVKDO�DQG�6ZLIW�
DQG�LV�VXSSRUWHG�LQ�SDUW�E\�WKH�VXEMHFW¶V�DSSUR[LPDWH�FRQVWUXFWLRQ�FRVWV�DV�VXSSOLHG�WR�WKH�DSSUDLVHUV��
$V�VWRUDJH�ZDUHKRXVH�LV�GHILQHG�EHORZ� 

����6WRUDJH�:DUHKRXVH 
7KHVH�EXLOGLQJV�DUH�GHVLJQHG�IRU�VWRUDJH�DQG�LQFOXGH�DQ�DPRXQW�RI�RIILFH�VSDFH�FRPPHQVXUDWH�ZLWK�WKH�TXDOL�
W\�RI�WKH�EXLOGLQJ��W\SLFDOO\���WR����SHUFHQW�� 
7\SLFDOO\��WKH\�KDYH�SODVWHU�RU�GU\ZDOO�LQWHULRU�SDUWLWLRQV�DQG�PD\�KDYH�VRPH�ILQLVKHG�FHLOLQJV��7KH�EHWWHU�
TXDOLWLHV�KDYH�VPDOO�RIILFH�IURQWV�ZLWK�RUQDPHQWDO�PDWHULDOV�DW�WKH�IURQW�HOHYDWLRQ��ZKLOH�ORZHU�FRVW�VWUXFWXUHV�
DUH�SODLQ�ZLWK�YHU\�OLWWOH�LI�DQ\�RUQDPHQWDWLRQ��+HDWLQJ�DQG�YHQWLODWLQJ�IDFLOLWLHV�DUH�VXIILFLHQW�WR�SURWHFW�JRRGV�
IURP�IUHH]LQJ�DQG�RWKHU�VSRLODJH� 
7KH�IROORZLQJ�DUH�QRW�LQFOXGHG�LQ�WKH�FRVWV��6SHFLDO�FOLPDWH�FRQWURO�HTXLSPHQW�DQG�GRFN�OHYHOHUV�DQG�PDWHULDO�
KDQGOLQJ�HTXLSPHQW� 
$YDLODELOLW\�RI�(OHYDWRUV�E\�$UHD�IRU�WKLV�RFFXSDQF\��<HV 
0DUVKDOO�9DOXDWLRQ�6HUYLFH�VHFWLRQV�����DQG���� 

7\SLFDO�/LYHV� 

 

4XDOLW\�6HOHFWLRQ�*XLGH� 
&ODVV�3��3ROH�)UDPH�� 

 

 
 
 
'HSUHFDWLRQ� 
$Q�RYHUDOO�GHSUHFDWLRQ�RI�����ZDV�DSSOLHG�EDVHG�RQ�WKH�EXLOGLQJ�HIIHFWLYH�DJH��7KH�FRVWLQJ�UHSRUW�LV�
ORFDWHG�RQ�WKH�QH[W�SDJH�� 
7KH�YDOXH�IRXQG�XWLOL]LQJ�WKH�UHFRQVWUXFWLRQ�FRVW�DSSURDFK�LV�����������URXQGHG�� 

          &ODVV         

4XDOLW\ $ % & ' + 6 3 0 : 

/RZ �� �� �� �� -- �� �� �� -- 

$YHUDJH �� �� �� �� -- �� �� �� -- 

*RRG �� �� �� �� -- �� �� �� -- 

([FHOOHQW �� �� �� �� -- �� �� �� -- 

4XDOLW\ ([WHULRU�:DOOV ,QWHULRU�)LQLVK 0HFKDQLFDOV +9$& 

/RZ 3ROH�IUDPH��PHWDO�VLG� 8QILQLVKHG�XWLOLW\�W\SH��0LQLPXP�OLJKWLQJ�	� 6SDFH�KHDW�

$YHUDJH 3ROH�IUDPH��JRRG�PHWDO�6PDOO�RIILFH��VRPH�ILQ� $GHTXDWH�OLJKWLQJ��OLW� 6SDFH�KHDW�
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�ŽƌĞ>ŽŐŝĐ�-�^ǁŝŌ�ƐƟŵĂƚŽƌ 
�ŽŵŵĞƌĐŝĂů��ƐƟŵĂƚŽƌ�-��ĞƚĂŝůĞĚ�ZĞƉŽƌƚ 
 

'ĞŶĞƌĂů�/ŶĨŽƌŵĂƟŽŶ   
   

�ƐƟŵĂƚĞ�/�͗ ϲϮϳ�ϯϴƚŚ��ǀĞŶƵĞ�E�͕��ŽůƵŵͲ
ďŝĂ�,ĞŝŐŚƚƐ 

�ĂƚĞ��ƌĞĂƚĞĚ͗ ϱͬϳͬϮϬϮϭ 
  

WƌŽƉĞƌƚǇ�KǁŶĞƌ͗ �ŝƚǇ�ŽĨ��ŽůƵŵďŝĂ�,ĞŝŐŚƚƐ   
  

WƌŽƉĞƌƚǇ��ĚĚƌĞƐƐ͗ ϲϮϳ�ϯϴƚŚ��ǀĞŶƵĞ�E� �ĂƚĞ��ĂůĐƵůĂƚĞĚ͗ ϱͬϳͬϮϬϮϭ   
�ŽůƵŵďŝĂ�,ĞŝŐŚƚƐ͕�DE�ϱϱϰϮϭ   

>ŽĐĂů�DƵůƟƉůŝĞƌ͗ ϭ͘ϭϱ �ŽƐƚ��ĂƚĂ��Ɛ�KĨ͗ DĂǇ-Ϯϭ   
�ƌĞĂ ϲϱϬϬ     
^ƚŽƌŝĞƐ�ŝŶ�^ĞĐƟŽŶ ϭ     
^ƚŽƌŝĞƐ�ŝŶ��ƵŝůĚŝŶŐ ϭ     
^ŚĂƉĞ ƌĞĐƚĂŶŐƵůĂƌ     
WĞƌŝŵĞƚĞƌ ;ĂƵƚŽ-ĐĂůĐͿ     
�īĞĐƟǀĞ��ŐĞ Ϯϰ     
KĐĐƵƉĂŶĐǇ й �ůĂƐƐ ,ĞŝŐŚƚ YƵĂůŝƚǇ  
ϰϬϲ�^ƚŽƌĂŐĞ�tĂƌĞŚŽƵƐĞ ϭϬϬ W ϭϲ ϯ  
KĐĐƵƉĂŶĐǇ�dŽƚĂů�WĞƌͲ
ĐĞŶƚĂŐĞ 

ϭϬϬ    

 

^ǇƐƚĞŵ�͗��ǆƚĞƌŝŽƌ�tĂůůƐ  
 йͬhŶŝƚƐ YƵĂůŝƚǇ �ĞƉƌ й KƚŚĞƌ  

ϴϭϱ��ǆƚĞƌŝŽƌ�tĂůůƐ�͗�
�ŽŶĐƌĞƚĞ��ůŽĐŬ͕�dĞǆͲ
ƚƵƌĞĚ�&ĂĐĞ 

ϱϬ KĐĐ͘   

 
dŽƚĂů�WĞƌĐĞŶƚ�ĨŽƌ��ǆƚĞƌŝͲ

Žƌ�tĂůůƐ͗� ϱϬ    
 

 
hŶŝƚƐ hŶŝƚ��ŽƐƚ 

dŽƚĂů��ŽƐƚ�
EĞǁ 

>ĞƐƐ��ĞƉƌĞͲ
ĐŝĂƟŽŶ 

dŽƚĂů��ŽƐƚ�
�ĞƉƌĞĐŝĂƚĞĚ 

�ĂƐŝĐ�^ƚƌƵĐƚƵƌĞ   
�ĂƐĞ��ŽƐƚ ϲ͕ϱϬϬ Ψϱϱ͘ϳϬ� ΨϯϲϮ͕ϬϱϬ� Ψϭϰϰ͕ϴϮϬ� ΨϮϭϳ͕ϮϯϬ� 
�ǆƚĞƌŝŽƌ�tĂůůƐ ϯ͕ϮϱϬ ΨϮϰ͘Ϯϳ� Ψϳϴ͕ϴϳϴ� Ψϯϭ͕ϱϱϭ� Ψϰϳ͕ϯϮϳ� 
,ĞĂƟŶŐ�Θ��ŽŽůŝŶŐ ϲ͕ϱϬϬ Ψϱ͘ϭϱ� Ψϯϯ͕ϰϳϱ� Ψϭϯ͕ϯϵϬ� ΨϮϬ͕Ϭϴϱ� 
�ĂƐŝĐ�^ƚƌƵĐƚƵƌĞ��ŽƐƚ ϲ͕ϱϬϬ ΨϳϮ͘ϵϵ� Ψϰϳϰ͕ϰϬϯ� Ψϭϴϵ͕ϳϲϭ� ΨϮϴϰ͕ϲϰϮ� 
>ĞƐƐ��ĞƉƌĞĐŝĂƟŽŶ   
WŚǇƐŝĐĂů�Θ�&ƵŶĐƟŽŶĂů ϰϬ͘ϬϬй   Ψϭϴϵ͕ϳϲϭ� ΨϮϴϰ͕ϲϰϮ� 
�ĞƉƌĞĐŝĂƚĞĚ��ŽƐƚ ϲ͕ϱϬϬ Ψϰϯ͘ϳϵ�  Ψϭϴϵ͕ϳϲϭ� ΨϮϴϰ͕ϲϰϮ� 
�ŽƐƚ�ĚĂƚĂ�ďǇ��ŽƌĞ>ŽŐŝĐ͕�/ŶĐ͘ 
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Pictures of site-exterior 
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Pictures of site-Frontage 
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�352)(66,21$/�$335$,6(5�48$/,),&$7,216 
 
 
 
2QH�ZKR��SURSHUO\�TXDOLILHG��HVWLPDWHV�YDOXH���7R�EH�FRQVLGHUHG�D�FRPSHWHQW�DSSUDLVHU�RU�H[SHUW�LQ�WKH�
ILHOG�RI�UHDO�HVWDWH�YDOXDWLRQ��RQH�VKRXOG�KDYH 
 
����7KH�DELOLW\�WR�DVVHPEOH�DQG�FRPSHWHQWO\�HYDOXDWH�DQ�DGHTXDWH�DQG�SHUWLQHQW�GDWD�SURJUDP� 
 
�� 7KH�QHFHVVDU\�EDFNJURXQG�DQG�H[SHULHQFH��SDUWLFXODUO\�ZLWK�UHVSHFW�WR�WKH�SURSHUW\�W\SH�XQGHU� 
 DSSUDLVHPHQW� 
 
����7KH�HVVHQWLDO�SHUVRQDO�FKDUDFWHULVWLFV�RI�XQTXHVWLRQHG�LQWHJULW\��VRXQG�MXGJPHQW��DQG�ZLOOLQJQHVV�������������
 WR�ZRUN� 
 
����$�WKRURXJK�IDPLOLDULW\�ZLWK�WKH�VWLPXOL�PRWLYDWLQJ�PDUNHW�UHDFWLRQ��DQG� 
 
����$�WKRURXJK�IDPLOLDULW\�ZLWK�WHFKQLTXHV�DQG�PHWKRGV�RI�SUHVHQWDWLRQV� 
 
 

Qualifications 
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SACA Meeting with City 6.7.21 
Presented by Dave and Steve

Campaign Launch December 2020 - 7 months into campaign out of a 36 month process 

Public Funding - Pending 

$1.5 M ($300K - $1.5M) from Legislature. As of Saturday, 6.5.21 our bill was in play with 

Chair Fou Lee of the MN House of Representatives. 

$1 M Congressional Request from either Sen. Klobuchar and Sen. Smith's office 

Total Public Funding Pending $2.5 million 

Public Funding - To be Submitted 

$300K LCA -TOD for eligible activities 

Up to $100K - CDBG 

$1M ARP - small city funding 

Total Public Funding to be Submitted $1.4M 

Additionally, Up to $3M TEBQ draw loan (interest only first year) if necessary 

Individual giving: $161,385 (for programs and building) 

Foundation Pending giving: $122,003 (for programs and building) 

***Total Awarded to date: $283,388 

***Total Pending to date: $2,539,000 

***Total to be Submitted to date: $1,4 00,000 with additional bridge funding if necessary (TEBQ) 

MOU in place June 

Start talking about community engagement in July, 2021 

Celebrate State funding if in place in July 2021 if awarded or later if special session 

extends into fall 

Architectural and Engineering work is underway, and to be wrapped up in August 2021 

Design 75% in July 

Design 100% in early September 

Entitlement with Legislative or TEBQ funding in place in September 2021 

Land Use Approvals September 2021 (pending outcomes of funding things to adjust up or 

back) 

Bids September-October 

Construction (weather depending) 4Q or lQ 

Distributed to City Council at 6/7/21 Work Session
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Support with Community Engagement with announcements of in-person and zoom 

convenings 

Continued support with LCA-TOD application - City will be the entity to submit this 

application. See below timeline 

LCA-TOD Project planning kick-off with team week of 6.7.21 with 

Bill/Owners Rep 

Agree upon eligible activities for the project week of 6.21.21 

Budget drafting week of 7.5.21 

Site rendering #1, week of 7.12.21 

Site rendering #2 week of 7 .26.21 

LCA TOD grant draft to Minerva Hark (CH) week of 8.9.21 

Final grant draft to Minerva Hark (CH) week of 8.23.21 

SACA would like to know if the City will furnish an appraisal of the new site? 
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CITY COUNCIL WORK SESSION 

AGENDA SECTION WORK SESSION ITEMS 

MEETING DATE JUNE 7, 2021 

 

ITEM: 
 
Report (Draft) for Sewer Modeling for Sanitary Sewer Collection District 1 

DEPARTMENT:  Public Works BY/DATE:  Kevin Hansen     6/03/2021 

CITY STRATEGY:  (please indicate areas that apply by adding a bold “X” in front of the selected text below) 

_Safe Community _Diverse, Welcoming “Small-Town” Feel 

_Economic Strength _Excellent Housing/Neighborhoods 

_Equity and Affordability X_Strong Infrastructure/Public Services 

_Opportunities for Play and Learning _Engaged, Multi-Generational, Multi-Cultural Population 

 
BACKGROUND:  The City of Columbia Heights approved a contract with the consulting firm of Bolton & Menk 
on April 26th to review sanitary sewer capacities in Sewer Collection District 1. The City has previously 
experienced flow capacity issues in the trunk sanitary sewer system in Collection District 1.  , Identified issues 
contributing to capacity restrictions include identifying issues such as size of pipepipe size, grades or slope of 
the pipe, Inflow and Infiltration (I-I), and event flows. exceeding the design capacity asThese identified issues 
are all  potential factors reducing flow capacity. With these existing conditions and two proposed 
redevelopment sites in Collection District 1, a detailed evaluation of current pipe capacity, impact of the 
proposed developments, and recommendations to ensure sufficient future sewer capacity was conducted. 
 
Attached is the report (draft) from Bolton & Menk which includes: 

 A review of the existing sewer sheds 

 Creation of the sewer model using existing and planned land uses 

 Evaluation of dry weather flow and peak capacities 

 Model analysis of the collection district trunk line west of Central Avenue in: 
o Existing condition 
o With 62 unit development 
o With 550 unit development 

 Preliminary recommendations / options 
 

It should be noted that the work effort does include wet weather flow monitoring, but due to a lack of 
significant rainfall events, a peaking factor based on Metropolitan Council Environmental Services was used to 
estimate peak flow.  Sanitary sewer monitoring is ongoing and the peaking factor will be updated if/when wet 
weather conditions are recorded. 
 
The following options/recommendations are included in the evaluation: 
 

1. Remove the clear water entering the sewer system at the source (foundation drains) 
2. Increase pipe sizes by replacement or pipe bursting 
3. Re-route a portion of the existing flow, along with the new development into new mains 
4. Installation of a storage chamber with sewer lift station to divert high flow events 
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5. Combination of options 1-4 

 
Figure(s) Summary: 
 
 MODEL 

o Figure 1: Collection District 1 pipe segment being modeled 
o Figure 2: Modeled area of the City in Collection District 1 

 
EXISTING CONDITIONS 

o Figure 3-1: Existing Condition - modeled peak capacity of trunk line as a percentage flowing full 
o Figure 3-2: Existing Condition – recommended pipe sizes of trunk line 

 
62 UNIT REDEVELOPMENT 

o Figure 4-1: 62 Unit Redevelopment impact to existing trunk line as a percentage flowing full 
 

550 UNIT REDEVELOPMENT 
o Figure 4-2: 550 Unit Redevelopment impact to existing trunk line as a percentage flowing full  

 
RECOMMENDATIONS 

o Figure 7: Recommended pipe sizes to remain in existing condition 
o Figure 8: Reroute option – reroute flow at 43rd and Jackson and the new development north to a new 

pipe on 44th Avenue continuing west to Washington; and upsize approximately 2,968 feet of existing 
pipe west of Washington. 

 
Staff will review the modeling data with existing conditions and potential impacts of development at the work 
session. 
 
 
 
 
ATTACHMENT(S): Draft Sanitary Sewer Assessment Report dated June 2, 2021. 
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June 2, 2021 

Kevin Hansen, PE 

Public Works Director/City Engineer 

637 38th Avenue NE 

Columbia Heights, MN 55421 

 

RE: Sanitary Sewer Assessment 

 City of Columbia Heights 

 Project No.: 0R1.124055 

 

Mr. Hansen, 

The goal of the analysis was to investigate potential pipe capacity issues within the sanitary sewer system 

along Jackson Street NE, between 41st Avenue NE and 43rd Avenue NE, and to preliminarily identify 

potential issues in the downstream sanitary sewer main along 43rd Avenue NE, 44th Avenue NE, 45th 

Avenue NE, and Main Street NE. Redevelopment is planned within the area and the City of Columbia 

Heights wants to identify potential pipe capacity issues. Both existing and proposed site conditions were 

analyzed and a steady state, Autodesk Storm and Sanitary Analysis (SSA), hydraulic model was created 

for both scenarios. Figure 1 in Appendix A is a map showing the study extents. 

EXECUTIVE SUMMARY 
Based on our analysis, the sanitary sewer system is currently operating below its designed capacity along 

Jackson Street NE, 45th Avenue NE, and Main Street NE and operating above its designed capacity along 

43rd and 44th Avenue NE. These conditions remain unchanged when considering the proposed 

developments located in southeast corner of the Jackson Street NE and 42nd Avenue NE intersection and 

north of the Jackson Street NE and 43rd Avenue NE intersection. 

The intersection of Jackson Street NE and 43rd Avenue NE is a regional low point. During larger rainfall 

events, water will start to pool within this low area. Given the pipe material is vitrified clay pipe (VCP), 

and the age of the existing sanitary sewer system, stormwater has a high potential to enter the system.  

The sanitary sewer main from Central Ave to the Met Council connection (end of the study area) was 

lined to address I/I concerns.  However, the services and laterals remain clay and potentially subject to I/I 

impacts.  Significant sanitary sewer back up events have historically been correlated to significant rainfall 

and may not be tied directly to base, or low, sanitary discharges.  The subject rainfall events include both 

high intensity, short duration events as well as slower 24-hour events that produce several inches of rain.  

Furthermore, the groundwater has been subject to elevation fluctuations during rain events, which may 

lead to infiltration in areas with dated service connections and deteriorating pipe materials.  

It was noted during the field installation of the sanitary flow meters that some of the manhole structures 

and pipes contained a large amount of sediment. The City may benefit from televising the sanitary sewer 

mains to look for pipe and structure defects, potential I/I issues, and to determine the extent of the 

silt/sediment issues observed within the system. These areas could be cleaned out to increase the 

hydraulic capacity of the sanitary sewer system and reduce the potential for backups. 

Three alternative means of addressing the under capacity sanitary sewer mains were generally reviewed 

and include: 1. Mitigate I/I by removing foundation drain connections, 2. Increasing pipe sizes by 
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replacement or pipe bursting, 3. Re-routing a portion of the flow to a sanitary sewer mains which have 

more capacity, and 4. Installation of a lift station to divert high flow events from the local system. Most 

likely, a combination of the three alternatives could be used to create a cost-effective solution for this area 

of the city.   

I. CURRENT LAND USE 

A shapefile describing Anoka County parcels was used to estimate and classify the land use and 

flow that discharged to the modeled sanitary sewer system. Table 1 shows a breakdown of land use 

that contributes to the downstream, Metropolitan Council, sanitary sewer system.   

Table 1: Existing Land Use 

Existing Land Use 

Land Use Classification Acres 

Apartment Unit, Condominium 43 

Business 93 

Church 5 

Duplex 54 

Mobile Home Park 20 

Park/Open Space 81 

Public Facility 36 

School 50 

Single Family Home 610 

Townhome 8 

Total Acreage 1,000 

II. SANITARY SEWER ANALYSIS CRITERIA 

 SEWERSHEDS 

Sanitary sewersheds were delineated at strategic locations to define critical service flows in 

the sanitary sewer system. For each individual parcel, sewer service connections were 

approximated based off the most feasible connection location. The sanitary sewer system was 

evaluated and broken up into critical design segments. Each end of a design segment had a 

node assigned to it. Generally, the nodes were designated for the following reasons: 

1. Simplification of the sanitary sewer system 

2. Sewershed size 

Following these criteria, 24 major nodes were identified throughout the sanitary sewer 

system. Sewersheds were delineated to these nodes using current Anoka County parcel data. 

Figure 2 in Appendix A is a map showing the sewersheds. 

 

 SANITARY SEWER FLOW ESTIMATION 

Municipal wastewater is made up of a mixture of domestic sewage, commercial and 

industrial wastes, groundwater infiltration, and surface water inflows. With proper design and 

106

Item 4.



 

Sanitary Sewer Assessment 

06/02/2021 

Page: 3 
 

 

construction, groundwater infiltration and surface water inflows, referred to as I/I, can be 

minimized. Sanitary sewer base flow rates for both existing and proposed conditions were 

estimated based on the following approach. 

Unit rates/acre were used to generate base flow estimations from most land uses. To 

determine flows from the single family home land uses, households were counted and base 

flows were estimated on a rate/unit basis. The flow rate per household was developed using 

the current 2010 census data to determine the average residents per household and using an 

average flow/person of 80 gal/day. Table 2 summarizes the residential flow rate calculation. 

Table 2: Residential Flow Rate Calculation 

Residential Flow Rate Calculation 

2010 Census Population 19,496 

Total Number of Households 7,926 

People/Household 2.46 

Average Flow per Person (gpd) 80 

Residential Base Flow (gpd/household) 197 

 

Residential flow rates were estimated at 197 gallons per household per day. It was assumed 

that this flow rate was representative of all single family homes and townhomes in Columbia 

Heights. Columbia Heights 2040 Comprehensive Plan, Chapter 8 Water Resources does not 

identify a per capita or per household assessment of residential sanitary sewer flow, but does 

identify service flow per area of residential land use types. Table 3 was used to estimate flow 

rates from all other land uses based on a generalized volume per day per acre rate. 

Table 3: Waste Generation Rates 

Waste Generation Rates 

Land Use Gal/acre-day 

Apartment Unit, Condominium 2,700 

Mobile Home Park 2,700 

Duplex 1,575 

Business 1,000 

Church 1,000 

Public Facility 1,000 

School 1,000 

Park/Open Space 0 

 

Columbia Heights 2040 Comprehensive Plan, Chapter 8 Water Resources identifies land use-

based flow rates for a variety of residential and other land uses. Exhibit 1 represents Table 8-

10 in the report. The land use based estimates identified in Table 3 above were used in this 

assessment based on specific Anoka County/City land uses. 
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Exhibit 1:  Columbia Heights 2040 Comprehensive Plan, Chapter 8 Water Resources Table 8-10. 

III. HYDRAULIC MODELING AND RESULTS 

Data from as-builts and ArcGIS shapefiles were used to assign rim and invert data for the sanitary 

manholes and pipes. The flow data was then populated into the model to analyze pipe capacity. 

A peaking factor was applied to the flows through the sanitary sewer system. A peaking factor is an 

empirically derived variable used to estimate the peak flow in a pipe based on the average flow. 

Metropolitan Council Environmental Services (MCES) values from the 2016 Inflow and Infiltration 

Task Force Report were used when determining peaking factors, Table 6. 

Table 4: Peaking Factors 

MCES Peak Hourly Flow Factor 

Average Flow 

(MGD) 
Peaking Factor 

0.00 – 0.11 4.0 

0.12 – 0.18 3.9 

0.19 – 0.23 3.8 

0.24 – 0.29 3.7 

0.30 – 0.39 3.6 

0.40 – 0.49 3.5 

0.50 – 0.64 3.4 

0.65 – 0.79 3.3 

0.80 – 0.99  3.2 

1.00 – 1.19 3.1 

1.20 – 1.49 3.0 

 

The sanitary sewer system was analyzed to locate segments that are currently undersized and 

segments that are operating above 50% of the full pipe capacity. For our evaluation, 50% of full 

pipe capacity was used as a design goal to identify pipes that are nearing their design capacity. A 

pipe is operating at its most efficient at 80% full.   Pipes over 100% full are operating under 

pressure and have the potential to cause other system issues. 

 EXISTING SANITARY MODEL 

The existing system was assessed under base flow and peak flow to determine pipe capacity.  

Under peak flow, as described in Figure 3-1, the existing system has some capacity issues 

along the main line from Van Buren St NE to 7th St NE in the 10” and 12” lines.  The peak 

flows modeled represent an estimate of the additional I/I based on industry accepted peaking 

factors and known I/I issues during heavy rain.  Figure 3-2 shows a potential pipe size 
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increase scenario should the future peak flows remain the same as current.   

Table 1 in Appendix B is a pipe capacity table for the existing scenario. Table 1 describes the 

flow rates, peaking factors, pipe size, length, upstream and downstream inverts, pipe slope, 

and designed pipe capacity.   

 PROPOSED SANITARY MODEL 

The proposed sanitary model describes the City’s existing sanitary sewer system after several 

redevelopment scenarios described below in Section IV. Figures 4-1, 4-2, and 4-3 in 

Appendix A show future pipe capacities under a variety of development scenarios. Tables 2-

1, 2-2, and 2-3 in Appendix B is a pipe capacity table for the corresponding proposed 

scenarios. 

IV. PROPOSED REDEVELOPMENT 

A portion of the parcel located in southeast corner of the Jackson Street NE and 42nd Avenue NE 

intersection is planned to be redeveloped into an apartment complex with 62 units and a food shelf. 

Table 4 summarizes the proposed flow rate estimate. It was assumed that the food shelf will not 

generate any flow.  The additional flow the proposed 62 units adds approximately 9.0 gallons per 

minute (GPM) to the 8” pipe along Jackson St NE, which is approximately 1.3% of the total 

capacity of the pipe (677.6 GPM).  Furthermore, the additional 9.0 GPM is approximately 5.3% of 

the total flow along 43rd Ave NE.  It is assumed that the additional flow from the 62 units does not 

impact the current pipe capacity along Jackson St NE, 43rd Ave NW, or the remaining mainline 

sanitary sewer downstream.  Figure 4-1 represents the resulting peak flow capacity of the sanitary 

sewer with the additional 62 unit development.  Table 2-1 in Appendix B summarizes the base and 

peak flow assumptions. 

Table 5: Proposed Apartment Flow Rate Calculation 

Proposed Apartment Flow Rate Calculation 

Number of Units 62 

Estimated Number of People 162 

Flow (gpcd) 80 

Flow (gpd) 12,987 

 

The parcel located to the north of the Jackson Street NE and 43rd Avenue NE intersection is planned 

to be redeveloped into an apartment complex with 550 units. Table 5 summarizes the proposed flow 

rate estimate.  This additional flow will impact the downstream system by increasing the discharge 

from the development by approximately 75 GPM, which is approximately 32% of the total flow 

along 43rd Ave NW.  Figure 4-2 shows the resulting peak flow capacity of the sanitary sewer.  

Table 2-2 in Appendix B summarizes the base and peak flow assumptions. 

Table 6: Proposed Apartment Flow Rate Calculation 

Proposed Apartment Flow Rate Calculation 

Number of Units 550 

Estimated Number of People 1,353 

Flow (gpcd) 80 

Flow (gpd) 108,229 
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An additional assessment was performed to show the combined, full build, scenario with both the 

62 and 550 unit developments combined.  Figure 4-3 shows the resulting peak flow capacity of the 

sanitary sewer and Table 2-3 in Appendix B summarizes the base and peak flow assumptions.   

V. CONCLUSIONS 

The land use based methodology used for this analysis assumes a “typical” loading rate for each 

parcel. It is likely that individual parcels may produce more or less than the estimated typical 

production. This assessment included establishing base flows and applying peaking factors to 

replicate known I/I and capacity issues.  The study and hydraulic modeling confirmed that peak 

flows have the potential to exceed pipe capacity.  Figure 3-2 shows a potential pipe size increase 

scenario with no additional sanitary sewer discharge increases.  

It was also concluded that the proposed 62 unit development along Jackson St NE does not 

significantly increase sanitary sewer discharges and will not change the current system’s peak flow 

capacity.  However, the 550 unit development will significantly increase sanitary sewer flows and 

will require subsequent system improvements.      

Figure 5 in Appendix A is a map showing the 6 sanitary flow meters that have been installed 

throughout the study area. The data gathered from the flow monitoring study will help produce a 

more accurate analysis of the flows and I/I within the system.  While the likelihood of capturing a 

significant flooding event during the assessment period is relatively low, smaller rain fall events can 

be used to correlate base flow to rain fall-impacted flows and the difference in timing between these 

two peaks. 

It was noted during the field installation of the sanitary flow meters that some of the manhole 

structures and pipes contained a large amount of sediment. The City may benefit from televising the 

sanitary sewer mains to look for pipe and structure defects, potential I/I issues, and to determine the 

extent of the silt/sediment issues observed within the system. These areas could be cleaned out to 

increase the hydraulic capacity of the sanitary sewer system and reduce the potential for backups. 

VI. PRELIMINARY RECOMMENDATIONS/OPTIONS 

Four preliminary alternatives/recommendations were analyzed to resolve the existing and 

proposed pipe capacity issues. 

1. I/I Reduction Planning 

The City has already completed several lining projects addressing potential issues with 

the in place VCP pipe.  However, illicit foundation drain connections may still exist 

and contribute to direct sanitary inflow.  The City should continue to identify and 

remove foundation drain connections as well as consider clay service replacements. 

2. Pipe Upsizing 

Table 3 in Appendix B describes the future pipe size needed to alleviate capacity 

issues, based off the land use-based methodology explained above.  Refer to Figure 7 

for a comparison of current and recommended future pipe sizes. 

3. Sanitary Re-Route 

A flow split at MH 35A11 could be constructed during the redevelopment of 
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Frattallone’s Ace Hardware, located to the north of the Jackson Street NE and 43rd 

Avenue NE intersection as seen in Figure 8. This scenario would eliminate the need to 

construct improvements within residential yards and properties between MH 35A04 

and MH 35A02. The main could run north to 44th Avenue NE and be directed west into 

MH 35A01. Pipe upsizing and improvements should still be considered downstream of 

MH 35A01.  The slope of the pipe along the re-route option is approximately 0.20%.  

Therefore, the pipe would need to be at least 15” in diameter, with no additional 

elevation adjustments or lift stations, to meet minimum grade standards. 

4. Lift Station/Temporary High Flow Storage 

A lift station could be constructed to the north of 43rd Avenue NE to collect, pump, and 

provide temporary high flow storage for the flows entering the system along 43rd 

Avenue NE. These flows could then be re-routed by force main to the north and 

directed west into MH 35A01. Pipe upsizing and improvements should still be 

considered downstream of MH 35A01. A similar pipe layout in Figure 8 would also 

apply to this scenario. 

 

 

Sincerely, 

Bolton & Menk, Inc. 

 

 

Timothy J. Olson, PE, CFM 

Principal Water Resources Engineer 
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Sanitary Sewer Analysis
City of Columbia Heights, MN

Figure 2 - Sanitary Sewersheds
June 2021
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Sanitary Sewer Analysis
City of Columbia Heights, MN

Figure 3-1 - Existing Conditions Pipe Capacity
June 2021
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Figure 3-2 - Existing Conditions - Peak Flow Upsize
June 2021
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Figure 4-1 - Proposed 62 Unit Development Pipe Capacity
June 2021
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Figure 4-2 - Proposed 550 Unit Development Pipe Capacity
June 2021
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Figure 4-3 - Proposed Full Build Pipe Capacity
June 2021
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Columbia Heights, MN

Figure 5 - Sanitary Gage Locations
June 2021
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Figure 6 - Topography Map
June 2021
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Sanitary Sewer Analysis
City of Columbia Heights, MN

Figure 7 - Recommended Future Pipe Size
June 2021
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REROUTE PIPE = 15" BASED ON PIPE SLOPE 
AND MINIMUM GRADE REQUIREMENTS.
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Figure 8 - Proposed Conditions Pipe Re-Route Option
June 2021
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Size Length US Invert DS Invert Slope Sanitary Sewer % Full

From To (gpm) (MGD) (gpm) (MGD) (in) (ft) (ft) (ft) (%) (gpm) (MGD) (%)

1 35B19 35B84 782.85 1.13 3.2 2505.12 3.61 30 400 111.44 111.13 0.08 4441.72 6.40 56%

2 35B18 35B19 687.25 0.99 3.2 2199.20 3.17 30 306 111.69 111.44 0.08 4560.47 6.57 48%

3 35B06 35B18 687.25 0.99 3.2 2199.20 3.17 30 305 111.93 111.69 0.08 4475.65 6.44 49%

4 35B07 35B06 687.25 0.99 3.2 2199.20 3.17 30 329 112.19 111.93 0.08 4485.27 6.46 49%

5 35B08 35B07 685.20 0.99 3.2 2192.64 3.16 24 333 113.19 112.19 0.30 4820.82 6.94 45%

6 35B09 35B08 285.63 0.41 3.5 999.71 1.44 15 333 142.35 131.02 3.40 4633.57 6.67 22%

7 35B10 35B09 282.76 0.41 3.5 989.66 1.43 15 333 158.28 142.35 4.78 5494.26 7.91 18%

8 35B11 35B10 276.96 0.40 3.5 969.36 1.40 15 331 159.01 158.28 0.22 1180.23 1.70 82%

9 35B03 35B11 268.77 0.39 3.5 940.70 1.35 15 335 165.01 159.01 1.79 3361.84 4.84 28%

10 35B02 35B03 263.71 0.38 3.5 922.99 1.33 15 309 165.50 165.01 0.16 1000.63 1.44 92%

11 35B01 35B02 263.71 0.38 3.5 922.99 1.33 15 331 166.03 165.50 0.16 1006.25 1.45 92%

12 35B12 35B01 257.96 0.37 3.6 928.66 1.34 15 331 166.56 166.03 0.16 1005.19 1.45 92%

13 35B13 35B12 249.07 0.36 3.6 896.65 1.29 15 333 167.09 166.56 0.16 1002.16 1.44 89%

14 35A01 35B13 238.30 0.34 3.6 857.88 1.24 12 332 167.87 167.17 0.21 636.08 0.92 135%

15 35A02 35A01 232.81 0.34 3.6 838.12 1.21 12 443 168.76 167.87 0.20 620.97 0.89 135%

16 35A03 35A02 229.66 0.33 3.6 826.78 1.19 12 332 169.42 168.76 0.20 617.64 0.89 134%

17 35A04 35A03 220.77 0.32 3.6 794.77 1.14 12 332 170.08 169.42 0.20 617.64 0.89 129%

18 35A14 35A04 209.25 0.30 3.6 753.30 1.08 12 332 170.74 170.08 0.20 617.64 0.89 122%

19 35A13 35A14 198.02 0.29 3.7 732.67 1.06 12 217 171.17 170.74 0.20 617.35 0.89 119%

20 35A12 35A13 194.41 0.28 3.7 719.32 1.04 12 332 171.83 171.17 0.20 617.64 0.89 116%

21 35A72 35A12 158.24 0.23 3.8 601.31 0.87 10 237 172.56 172.02 0.23 406.55 0.59 148%

22 35A11 35A72 158.24 0.23 3.8 601.31 0.87 10 95 172.78 172.56 0.23 410.13 0.59 147%

23 35A65 35A11 151.29 0.22 3.8 574.90 0.83 10 88 173.30 172.78 0.59 655.14 0.94 88%

24 35A66 35A65 151.29 0.22 3.8 574.90 0.83 10 93 173.70 173.30 0.43 558.94 0.80 103%

25 35A10 35A66 151.29 0.22 3.8 574.90 0.83 10 151 174.50 173.80 0.46 579.70 0.83 99%

26 36B01 35A10 136.18 0.20 3.8 517.48 0.75 10 318 184.49 174.50 3.14 1509.88 2.17 34%

27 35A37 35A11 5.31 0.01 4.0 21.24 0.03 8 330 179.72 172.86 2.08 677.73 0.98 3%

28 35A38 35A37 4.08 0.01 4.0 16.32 0.02 8 330 186.58 179.72 2.08 677.73 0.98 2%

29 35A39 35A38 3.40 0.00 4.0 13.60 0.02 8 370 189.50 186.58 0.79 417.58 0.60 3%

Table 1: Existing Pipe Capacity

Pipe ID

Node ID # Base Flow Peaking 

Factor

Peak Flow Capacity
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Size Length US Invert DS Invert Slope Sanitary Sewer % Full

From To (gpm) (MGD) (gpm) (MGD) (in) (ft) (ft) (ft) (%) (gpm) (MGD) (%)

1 35B19 35B84 791.87 1.14 3.1 2454.80 3.53 30 400 111.44 111.13 0.08 4441.72 6.40 55%

2 35B18 35B19 696.27 1.00 3.1 2158.44 3.11 30 306 111.69 111.44 0.08 4560.47 6.57 47%

3 35B06 35B18 696.27 1.00 3.1 2158.44 3.11 30 305 111.93 111.69 0.08 4475.65 6.44 48%

4 35B07 35B06 696.27 1.00 3.1 2158.44 3.11 30 329 112.19 111.93 0.08 4485.27 6.46 48%

5 35B08 35B07 694.22 1.00 3.1 2152.08 3.10 24 333 113.19 112.19 0.30 4820.82 6.94 45%

6 35B09 35B08 294.65 0.42 3.5 1031.28 1.49 15 333 142.35 131.02 3.40 4633.57 6.67 22%

7 35B10 35B09 291.78 0.42 3.5 1021.23 1.47 15 333 158.28 142.35 4.78 5494.26 7.91 19%

8 35B11 35B10 285.98 0.41 3.5 1000.93 1.44 15 331 159.01 158.28 0.22 1180.23 1.70 85%

9 35B03 35B11 277.79 0.40 3.5 972.27 1.40 15 335 165.01 159.01 1.79 3361.84 4.84 29%

10 35B02 35B03 272.73 0.39 3.6 981.83 1.41 15 309 165.50 165.01 0.16 1000.63 1.44 98%

11 35B01 35B02 272.73 0.39 3.6 981.83 1.41 15 331 166.03 165.50 0.16 1006.25 1.45 98%

12 35B12 35B01 266.98 0.38 3.6 961.13 1.38 15 331 166.56 166.03 0.16 1005.19 1.45 96%

13 35B13 35B12 258.09 0.37 3.6 929.12 1.34 15 333 167.09 166.56 0.16 1002.16 1.44 93%

14 35A01 35B13 247.32 0.36 3.6 890.35 1.28 12 332 167.87 167.17 0.21 636.08 0.92 140%

15 35A02 35A01 241.83 0.35 3.6 870.59 1.25 12 443 168.76 167.87 0.20 620.97 0.89 140%

16 35A03 35A02 238.68 0.34 3.3 787.64 1.13 12 332 169.42 168.76 0.20 617.64 0.89 128%

17 35A04 35A03 229.79 0.33 3.6 827.24 1.19 12 332 170.08 169.42 0.20 617.64 0.89 134%

18 35A14 35A04 218.27 0.31 3.6 785.77 1.13 12 332 170.74 170.08 0.20 617.64 0.89 127%

19 35A13 35A14 207.04 0.30 3.6 745.34 1.07 12 217 171.17 170.74 0.20 617.35 0.89 121%

20 35A12 35A13 203.43 0.29 3.7 752.69 1.08 12 332 171.83 171.17 0.20 617.64 0.89 122%

21 35A72 35A12 167.26 0.24 3.7 618.86 0.89 10 237 172.56 172.02 0.23 406.55 0.59 152%

22 35A11 35A72 167.26 0.24 3.7 618.86 0.89 10 95 172.78 172.56 0.23 410.13 0.59 151%

23 35A65 35A11 151.29 0.22 3.8 574.90 0.83 10 88 173.30 172.78 0.59 655.14 0.94 88%

24 35A66 35A65 151.29 0.22 3.8 574.90 0.83 10 93 173.70 173.30 0.43 558.94 0.80 103%

25 35A10 35A66 151.29 0.22 3.8 574.90 0.83 10 151 174.50 173.80 0.46 579.70 0.83 99%

26 36B01 35A10 136.18 0.20 3.8 517.48 0.75 10 318 184.49 174.50 3.14 1509.88 2.17 34%

27 35A37 35A11 14.33 0.02 4.0 57.32 0.08 8 330 179.72 172.86 2.08 677.73 0.98 8%

28 35A38 35A37 13.10 0.02 4.0 52.40 0.08 8 330 186.58 179.72 2.08 677.73 0.98 8%

29 35A39 35A38 3.40 0.00 4.0 13.60 0.02 8 370 189.50 186.58 0.79 417.58 0.60 3%

Table 2-1: Proposed Pipe Capacity - 66 Unit Development Only

Pipe ID

Node ID # Base Flow Peaking 

Factor

Peak Flow Capacity
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Size Length US Invert DS Invert Slope Sanitary Sewer % Full

From To (gpm) (MGD) (gpm) (MGD) (in) (ft) (ft) (ft) (%) (gpm) (MGD) (%)

1 35B19 35B84 858.01 1.24 3.0 2574.03 3.71 30 400 111.44 111.13 0.08 4441.72 6.40 58%

2 35B18 35B19 762.41 1.10 3.1 2363.47 3.40 30 306 111.69 111.44 0.08 4560.47 6.57 52%

3 35B06 35B18 762.41 1.10 3.1 2363.47 3.40 30 305 111.93 111.69 0.08 4475.65 6.44 53%

4 35B07 35B06 762.41 1.10 3.1 2363.47 3.40 30 329 112.19 111.93 0.08 4485.27 6.46 53%

5 35B08 35B07 760.36 1.09 3.1 2357.12 3.39 24 333 113.19 112.19 0.30 4820.82 6.94 49%

6 35B09 35B08 360.79 0.52 3.4 1226.69 1.77 15 333 142.35 131.02 3.40 4633.57 6.67 26%

7 35B10 35B09 357.92 0.52 3.4 1216.93 1.75 15 333 158.28 142.35 4.78 5494.26 7.91 22%

8 35B11 35B10 352.12 0.51 3.4 1197.21 1.72 15 331 159.01 158.28 0.22 1180.23 1.70 101%

9 35B03 35B11 343.93 0.50 3.4 1169.36 1.68 15 335 165.01 159.01 1.79 3361.84 4.84 35%

10 35B02 35B03 338.87 0.49 3.5 1186.05 1.71 15 309 165.50 165.01 0.16 1000.63 1.44 119%

11 35B01 35B02 338.87 0.49 3.5 1186.05 1.71 15 331 166.03 165.50 0.16 1006.25 1.45 118%

12 35B12 35B01 333.12 0.48 3.5 1165.92 1.68 15 331 166.56 166.03 0.16 1005.19 1.45 116%

13 35B13 35B12 324.23 0.47 3.5 1134.81 1.63 15 333 167.09 166.56 0.16 1002.16 1.44 113%

14 35A01 35B13 313.46 0.45 3.5 1097.11 1.58 12 332 167.87 167.17 0.21 636.08 0.92 172%

15 35A02 35A01 307.97 0.44 3.5 1077.90 1.55 12 443 168.76 167.87 0.20 620.97 0.89 174%

16 35A03 35A02 304.82 0.44 3.5 1066.87 1.54 12 332 169.42 168.76 0.20 617.64 0.89 173%

17 35A04 35A03 295.93 0.43 3.5 1035.76 1.49 12 332 170.08 169.42 0.20 617.64 0.89 168%

18 35A14 35A04 284.41 0.41 3.5 995.44 1.43 12 332 170.74 170.08 0.20 617.64 0.89 161%

19 35A13 35A14 273.18 0.39 3.6 983.45 1.42 12 217 171.17 170.74 0.20 617.35 0.89 159%

20 35A12 35A13 269.57 0.39 3.6 970.45 1.40 12 332 171.83 171.17 0.20 617.64 0.89 157%

21 35A72 35A12 233.40 0.34 3.6 840.24 1.21 10 237 172.56 172.02 0.23 406.55 0.59 207%

22 35A11 35A72 233.40 0.34 3.6 840.24 1.21 10 95 172.78 172.56 0.23 410.13 0.59 205%

23 35A65 35A11 151.29 0.22 3.8 574.90 0.83 10 88 173.30 172.78 0.59 655.14 0.94 88%

24 35A66 35A65 151.29 0.22 3.8 574.90 0.83 10 93 173.70 173.30 0.43 558.94 0.80 103%

25 35A10 35A66 151.29 0.22 3.8 574.90 0.83 10 151 174.50 173.80 0.46 579.70 0.83 99%

26 36B01 35A10 136.18 0.20 3.8 517.48 0.75 10 318 184.49 174.50 3.14 1509.88 2.17 34%

27 35A37 35A11 5.31 0.01 4.0 21.24 0.03 8 330 179.72 172.86 2.08 677.73 0.98 3%

28 35A38 35A37 4.08 0.01 4.0 16.32 0.02 8 330 186.58 179.72 2.08 677.73 0.98 2%

29 35A39 35A38 3.40 0.00 4.0 13.60 0.02 8 370 189.50 186.58 0.79 417.58 0.60 3%

Table 2-2: Proposed Pipe Capacity - 550 Unit Development Only

Pipe ID

Node ID # Base Flow Peaking 

Factor

Peak Flow Capacity
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Size Length US Invert DS Invert Slope Sanitary Sewer % Full

From To (gpm) (MGD) (gpm) (MGD) (in) (ft) (ft) (ft) (%) (gpm) (MGD) (%)

35B19 35B84 867.03 1.25 3.1 2687.79 3.87 30 400 111.44 111.13 0.08 4441.72 6.40 61%

35B18 35B19 771.43 1.11 3.1 2391.43 3.44 30 306 111.69 111.44 0.08 4560.47 6.57 52%

35B06 35B18 771.43 1.11 3.1 2391.43 3.44 30 305 111.93 111.69 0.08 4475.65 6.44 53%

35B07 35B06 771.43 1.11 3.1 2391.43 3.44 30 329 112.19 111.93 0.08 4485.27 6.46 53%

35B08 35B07 769.38 1.11 3.1 2385.08 3.43 24 333 113.19 112.19 0.30 4820.82 6.94 49%

35B09 35B08 369.81 0.53 3.4 1257.35 1.81 15 333 142.35 131.02 3.40 4633.57 6.67 27%

35B10 35B09 366.94 0.53 3.4 1247.60 1.80 15 333 158.28 142.35 4.78 5494.26 7.91 23%

35B11 35B10 361.14 0.52 3.4 1227.88 1.77 15 331 159.01 158.28 0.22 1180.23 1.70 104%

35B03 35B11 352.95 0.51 3.4 1200.03 1.73 15 335 165.01 159.01 1.79 3361.84 4.84 36%

35B02 35B03 347.89 0.50 3.4 1182.83 1.70 15 309 165.50 165.01 0.16 1000.63 1.44 118%

35B01 35B02 347.89 0.50 3.4 1182.83 1.70 15 331 166.03 165.50 0.16 1006.25 1.45 118%

35B12 35B01 342.14 0.49 3.5 1197.49 1.72 15 331 166.56 166.03 0.16 1005.19 1.45 119%

35B13 35B12 333.25 0.48 3.5 1166.38 1.68 15 333 167.09 166.56 0.16 1002.16 1.44 116%

35A01 35B13 322.48 0.46 3.5 1128.68 1.63 12 332 167.87 167.17 0.21 636.08 0.92 177%

35A02 35A01 316.99 0.46 3.5 1109.47 1.60 12 443 168.76 167.87 0.20 620.97 0.89 179%

35A03 35A02 313.84 0.45 3.5 1098.44 1.58 12 332 169.42 168.76 0.20 617.64 0.89 178%

35A04 35A03 304.95 0.44 3.5 1067.33 1.54 12 332 170.08 169.42 0.20 617.64 0.89 173%

35A14 35A04 293.43 0.42 3.5 1027.01 1.48 12 332 170.74 170.08 0.20 617.64 0.89 166%

35A13 35A14 282.20 0.41 3.5 987.70 1.42 12 217 171.17 170.74 0.20 617.35 0.89 160%

35A12 35A13 278.59 0.40 3.5 975.07 1.40 12 332 171.83 171.17 0.20 617.64 0.89 158%

35A72 35A12 242.42 0.35 3.6 872.71 1.26 10 237 172.56 172.02 0.23 406.55 0.59 215%

35A11 35A72 242.42 0.35 3.6 872.71 1.26 10 95 172.78 172.56 0.23 410.13 0.59 213%

35A65 35A11 151.29 0.22 3.8 574.90 0.83 10 88 173.30 172.78 0.59 655.14 0.94 88%

35A66 35A65 151.29 0.22 3.8 574.90 0.83 10 93 173.70 173.30 0.43 558.94 0.80 103%

35A10 35A66 151.29 0.22 3.8 574.90 0.83 10 151 174.50 173.80 0.46 579.70 0.83 99%

36B01 35A10 136.18 0.20 3.8 517.48 0.75 10 318 184.49 174.50 3.14 1509.88 2.17 34%

35A37 35A11 14.33 0.02 4.0 57.32 0.08 8 330 179.72 172.86 2.08 677.73 0.98 8%

35A38 35A37 13.10 0.02 4.0 52.40 0.08 8 330 186.58 179.72 2.08 677.73 0.98 8%

35A39 35A38 3.40 0.00 4.0 13.60 0.02 8 370 189.50 186.58 0.79 417.58 0.60 3%

Table 2-3: Proposed Pipe Capacity - Full Build

Node ID # Base Flow Peaking 

Factor

Peak Flow Capacity
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Length

From To (ft)

35B19 35B84 400 30 61% 30 61%

35B18 35B19 306 30 52% 30 52%

35B06 35B18 305 30 53% 30 53%

35B07 35B06 329 30 53% 30 53%

35B08 35B07 333 24 49% 24 49%

35B09 35B08 333 15 27% 18 77%

35B10 35B09 333 15 23% 18 76%

35B11 35B10 331 15 104% 18 22%

35B03 35B11 335 15 36% 18 16%

35B02 35B03 309 15 118% 18 13%

35B01 35B02 331 15 118% 18 62%

35B12 35B01 331 15 119% 18 73%

35B13 35B12 333 15 116% 18 71%

35A01 35B13 332 12 177% 18 60%

35A02 35A01 443 12 179% 18 61%

35A03 35A02 332 12 178% 18 60%

35A04 35A03 332 12 173% 18 58%

35A14 35A04 332 12 166% 18 56%

35A13 35A14 217 12 160% 18 54%

35A12 35A13 332 12 158% 18 53%

35A72 35A12 237 10 215% 15 72%

35A11 35A72 95 10 213% 15 72%

35A65 35A11 88 10 88% 12 54%

35A66 35A65 93 10 103% 12 63%

35A10 35A66 151 10 99% 12 61%

36B01 35A10 318 10 34% 10 34%

35A37 35A11 330 8 8% 8 8%

35A38 35A37 330 8 8% 8 8%

35A39 35A38 370 8 3% 8 3%

Table 3 - Proposed Pipe Upsizing

Existing Pipe 

Size (in)

Future Sanitary Sewer % 

Full - Pre-Upsize

Future Pipe 

Size (in)

Future Sanitary Sewer % 

Full - Post Upsize

Node ID #
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CITY COUNCIL WORK SESSION 

AGENDA SECTION WORK SESSION ITEMS 

MEETING DATE JUNE 7, 2021 

 

ITEM: 
 
2021 Updates to Stormwater Plan 

DEPARTMENT:  Public Works BY/DATE:  Kevin Hansen     6/03/2021 

CITY STRATEGY:  (please indicate areas that apply by adding a bold “X” in front of the selected text below) 

_Safe Community _Diverse, Welcoming “Small-Town” Feel 

_Economic Strength _Excellent Housing/Neighborhoods 

_Equity and Affordability X_Strong Infrastructure/Public Services 

_Opportunities for Play and Learning _Engaged, Multi-Generational, Multi-Cultural Population 

 
BACKGROUND:  The City of Columbia Heights has been a MS4 (Municipal Separate Storm Sewer System) City 
since 2003. As an MS4, we are required to submit a permit for the operation of our storm sewer system to the 
Minnesota Pollution Control Agency, MPCA, which includes a Storm Water Pollution Prevention Program, or 
SWPPP. Permits are for 5 year periods and must be renewed prior to or at the end of the permit cycle. We 
submitted the 4th generation of our MS4 permit in 2020. A copy of our Storm Water Plan and SWPPP is on the 
City website and located here: 
 
https://www.columbiaheightsmn.gov/departments/public_works/swppp.php 
 
As I have noted in recent budget reviews with the City Council and in past work sessions, each cycle of the 
MS4 permitting process had become more involved requiring a higher level of effort by staff to meet the 
requirements of the permit. This new cycle again has additional requirements and is more involved related to 
staff effort. To clearly define both timeframes and what the items are, our MS4 consultant has put together a 
Program Review specific to our Storm Water Plan and SWPPP, and is attached herein. 
 
The purpose of this memo is informational and as a preface to 2021 ordinance changes.  
 
 
 
 
 
ATTACHMENT(S): WSB Program Review Memo 4/29/2021 
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Memorandum 
 
To: Lauren Letsche, City of Columbia Heights 
 Kevin Hansen, City of Columbia Heights 
 
From: Meghan Litsey, WSB 
 Joel Sundeen, WSB 
 
Date: April 29, 2021 
 
Re: MS4 Program Review Summary 

 

 
The City of Columbia Heights (City) authorized WSB to complete an assessment of their current 
program compared to the revised MS4 Permit that was reissued in November 2020. The following 
summary is the result of the program assessment from an evaluation of the City’s MS4 SWPPP 
and discussions with key MS4 program staff. 
 
Program Assessment 
The goal of the MS4 program assessment is to evaluate the City’s SWPPP and supporting 
documents to determine areas of compliance and identify areas where the program can be 
strengthened to comply with the updated MS4 Permit. The program assessment revealed that the 
City has a solid program with employees that care about addressing the issues of concern and 
complying with the rules of the MS4 Permit. City staff should be commended for their approach to 
managing the MS4 program. Some program specifics include: 
 

• Active participation and cooperation with local partners to facilitate public education and 
outreach efforts. 

• Engaged field staff who are well-trained in illicit discharge detection and elimination and 
good housekeeping practices. 

• Organized and efficient MS4 documentation and recordkeeping. 

• Comprehensive Surface Water Design Management Standards and plan review process. 

• Established and dedicated winter maintenance staff and protocols that effectively 
manage the amount of deicing salt applied each winter maintenance season. 

 
Summary of Recommendations 
The City’s MS4 program is working to achieve the goals of their existing MS4 Permit. With the 
recent MS4 Permit update in November 2020, some portions of the City’s MS4 program must be 
updated to comply with new requirements. Following the approval of the City’s MS4 
Reauthorization Application by the MPCA, the City will have 12 months to complete any 
necessary updates.  
 
The following recommendations are designed to help the City achieve compliance with the 
revised MS4 Permit. 
 

Program Management 

• The City’s SWPPP should be updated to include new or revised BMP activities, person 
responsible for overseeing each activity, date each activity is completed, action that is 
completed, and any follow-up action that is generated as a result of that activity, and any 
documents that correlate with that activity. 
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• Conduct an annual assessment of the City’s MS4-related programs to evaluate program 
compliance, the status of achieving the measurable requirements, and how program 
areas might be improved. The following programs must be reviewed and documented 
annually: 

o Public Education and Outreach 
o Public Participation  
o Illicit Discharge Detection and Elimination 
o Construction Site Stormwater Runoff Control 
o Post-Construction Stormwater Management   
o Public Works/Operations and Maintenance  

 
MCM 1: Public Education 

• Update the education and outreach plan to include:  
o Two (2) high priority stormwater-related issue(s) to emphasize  
o Target audiences  
o Schedule of activities to reach measurable goals for each target audience  
o Description of coordination with partners related to stormwater education  
o Annual evaluation to measure how measurable goals are being met for each 

target audience 
 

• Consider target audiences, such as low-income residents, people of color, and non-
native English-speaking residents. 
 

• Distribute educational materials focused on deicing salt use to businesses, commercial 
facilities, and institutions. 
 

• Continue to distribute educational materials focused on pet waste to residents. Ensure 
educational materials reference the City’s ordinance for pet waste management. 
 

• Increase public awareness of illicit discharges by sharing messages on how to identify 
and where to report this information through various media outlets. 

 
MCM 2: Public Participation  

• Ensure all relevant input submitted by persons regarding the SWPPP is documented, as 
well as responses from the City to the written input received, and any program 
modifications made because of the input. 
 

• Ensure dates, locations, and estimated number of participants are recorded for annual 
events and other activities with a water quality or pollution prevention theme.  

 
MCM 3: Illicit Discharge Detection & Elimination (IDDE) 

• Amend ordinances to require proper salt storage at commercial, institutional, and non-
NPDES permitted industrial facilities  
 

• Amend ordinances to require owners or custodians of pets to remove and properly 
dispose of feces from City-owned land areas. 
 

• Update written procedures and enforcement response procedures for illicit discharge 
detection and elimination, including timeframes for investigation, tools to investigate and 
locate an illicit discharge, cleanup methods to remove an illicit discharge or spill, and 
methods to compel compliance with the City’s illicit discharge ordinance, pet waste and 
salt storage ordinances.  
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• Consider using an enforcement action tracking log or an equivalent mechanism to 
compile and organize enforcement action information. Ensure date violations have been 
resolved are recorded. 
 

• Complete and document additional inspection of high priority illicit discharge areas at a 
frequency determined by the City. 
 

• Ensure all field staff, including seasonal staff, continue to attend annual illicit discharge 
training. Field staff must include police and fire department staff, in addition to staff in 
public works, engineering, parks, etc. 
 

MCM 4: Construction Site Runoff Control 

• Supplement existing written procedures outlining the plan review process to describe the 
written notification to owners/operators to apply for and obtain coverage under the CSW 
Permit, and the use of a written checklist to document the adequacy of each site plan 
required. 
 

• During the plan review process require applicants to provide proof of coverage under the 
NPDES CSW Permit. In addition, document stormwater-related comments and the 
supporting completed checklist to determine project approval or denial for all projects 
requiring an NPDES CSW Permit. 
 

• Consider using an enforcement action tracking log or an equivalent mechanism to 
compile and organize enforcement action information. Ensure verbal warnings are 
documented as enforcement to compel compliance with the City’s ordinances and the 
NPDES Construction Stormwater Permit and the date violations have been resolved are 
recorded. 
 

• Supplement existing written procedures for construction site inspection to clarify process 
for determining construction site prioritization, and inspection frequencies for priority 
versus non-priority sites.  
 

• Update the existing erosion control inspection form to include review of owner/operator of 
construction activity self-inspection records. 

 
MCM 5: Post-Construction Stormwater Management  

• Update the Surface Water Design Standards document to address new water quality 
volume standards, as well as any City-specific erosion control and post-construction 
stormwater requirements.  
 

• Supplement existing written procedures outlining training requirements, the plan review 
process and management of the inventory of private structural stormwater BMPs. 
 

• Develop an inventory of private structural stormwater BMPs and corresponding executed 
maintenance agreements for BMPs executed on or after August 1, 2013. 
 

• Ensure private post-construction stormwater BMPs receive inspection and maintenance 
by receipt of inspection reports and/or maintenance logs submitted by the private 
owner(s). Complete follow-up inspections to ensure BMPs meet the purpose of the post-
construction stormwater management standard, when needed. 
 
 

133

Item 5.



City of Columbia Heights 
April 29, 2021 
Page 4 

MCM 6: Good Housekeeping & Pollution Prevention for Municipal Operations  

• Update the existing written procedures for good housekeeping to describe BMPs 
implemented at City-owned/operated salt storage areas, and current methods to track the 
amount of deicer applied each winter maintenance season to City-owned/operated 
surfaces. 
 

• Ensure staff involved with winter maintenance activities continue to receive annual 
training on the importance of protecting water quality, BMPs to minimize the use of 
deicers, and other tools and resources to assist in winter maintenance. Ensure 
attendance is recorded annually. 
 

• Ensure field staff continue to receive annual training on the importance of protecting 
water quality, requirements of the permit that are relevant to their responsibilities, and a 
schedule to facilitate training intervals to address changes in procedures and staff. 
Ensure participation is recorded. 
 

• Continue to document dates and findings associated with the City’s operations and 
maintenance program. Document the schedule for maintenance of structural stormwater 
BMPs and outfalls cannot be completed within one year of discovery. 
 

Discharges to Impaired Waters and Waste Load Allocations  

• Develop an inventory of potential areas and sources of bacteria. After the inventory is 
generated, develop a plan to prioritize reduction activities to address the areas and 
sources identified in the inventory.  
 

• Continue to track the amount of deicer applied each winter maintenance season to all 
City-owned/operated surfaces. Supplement the City’s Snow and Ice Management Policy 
to include an annual assessment of winter maintenance operations to reduce the amount 
of deicing salt applied, and to determine current and future opportunities to improve 
BMPs. 

 
Thank you for the opportunity to review the City’s MS4 program. Should you have questions or 
wish to discuss further, please contact me at 612-723-9166 or mlitsey@wsbeng.com. 
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CITY COUNCIL WORK SESSION 

AGENDA SECTION WORK SESSION ITEMS 

MEETING DATE JUNE 7, 2021 

 

ITEM: Maintaining Affordable Rental Properties 

DEPARTMENT: Administration BY/DATE: Kelli Bourgeois, 6/4/21 

CITY STRATEGY:  (please indicate areas that apply by adding a bold “X” in front of the selected text below) 

_Safe Community _Diverse, Welcoming “Small-Town” Feel 

_Economic Strength _Excellent Housing/Neighborhoods 

_Equity and Affordability _Strong Infrastructure/Public Services 

_Opportunities for Play and Learning _Engaged, Multi-Generational, Multi-Cultural Population 

 
BACKGROUND: 
Councilmember Buesgens requested to have this item added to the work session agenda and will speak to it. 
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