AN EVALUATION
AND USPAP-COMPLIANT APPRAISAL REPORT
OF A RETAIL BUILDING

5 CROSS STREET
NEWBRIDGE, MASSACHUSETTS 02595

EFFECTIVE FEBRUARY 20, 20XX

CLIENT:
ABC BANK
589 HIGH STREET
NEWBRIDGE, MA 02595
ATTENTION: MELANIE SWIFT

APPRAISER:
MICHAEL YATES
OF
MICHAEL

YATES ASSOCIATES

Real Estate Appraisers and Consultants

M ICHAEL Y ATES A SSOCIATES
Real Estate Appraisers and Consultants
15 Turnbuckle Way, Hartford, MA 01873

February 25, 20XX
Ms. Melanie Swift
ABC Bank
589 High Street
Newbridge, MA 02595
Dear Ms. Swift,
In accordance with your request, I have made an analysis of the property located at 5 Cross Street,
Newbridge, Massachusetts, a retail building, for the purpose of estimating the Market Value of the Fee
Simple Estate in the property, "as is," as of February 20, 20XX.
This letter is introductory to an Evaluation and Appraisal Report, intended to comply with the
Uniform Standards of Professional Appraisal Practice (USPAP) and the Interagency Appraisal and
Evaluation Guidelines issued by the Comptroller of the Currency and others in December, 2010.
The information used in making this Evaluation was compiled from a variety of sources that are
detailed in this report. I have made use of information from CoStar, LoopNet, PriceWaterhouseCoopers,
and Zaxia.us. I have determined that the analysis presented here, with assistance from these sources,
produces a reliable Evaluation and Appraisal Report. Note that a lease may affect the property. Full
information concerning the lease has not been provided to me; the valuation presented here does not take
account of the effect of the lease, if any, on the value of the property.
On the basis of the analyses presented here, it is my opinion the Market Value of the Fee Simple
Estate in the subject property, "as is," expressed as cash to the seller in a hypothetical transfer, as of
February 20, 2021 is Three Hundred Ten Thousand U.S. Dollars ($310,000.).
The estimated exposure time and marketing time are both six to eight months. If I may be of further
service to you, please call me.
Sincerely,

______________________________
Michael Yates
Mass. Cert. General R.E. Appraiser #48XX
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CLIENT/INTENDED USER
This is an Evaluation and Appraisal Report. The intended users are ABC Bank, its
subsidiaries, its affiliates, and/or its assigns and participants. No other parties are
intended users.

INTENDED USE
The intended use is to assist the client with its collateral analysis and/or portfolio
management. This report is not intended for any other use.

MARKET VALUE
The value that is reported here is the Market Value. The definition of Market Value
applied here follows.
Market Value means the most probable price which a property should bring in
a competitive and open market under all conditions requisite to a fair sale, the
buyer and seller each acting prudently and knowledgeably, and assuming the
price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:
(1)
(2)
(3)
(4)
(5)

buyer and seller are typically motivated;
both parties are well informed or well advised, and acting in
what they consider their own best interest;
a reasonable time is allowed for exposure in the open market;
payment is made in terms of U.S. dollars or in terms of financial
arrangements comparable thereto; and
the price represents the normal consideration for the property
sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.

(Source: Rules and Regulations, Federal Register, Vol. 55, No. 165, Page
34696)

EFFECTIVE DATE OF VALUE OPINION
The effective date of this opinion of value is February 20, 20XX.
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REAL PROPERTY INTEREST VALUED
The real property interest valued is the Fee Simple Estate.
A Fee Simple Estate is absolute ownership unencumbered by any other
interest or estate, subject only to the limitations imposed by the governmental
powers of taxation, eminent domain, police power, and escheat.
(Source: The Appraisal of Real Estate, Thirteenth Edition, The Appraisal
Institute, Chicago, 2008, p. 114)

LOCATION
The address of the property valued here is 5 Cross Street, Newbridge, Massachusetts.

CURRENT LISTING/CONTRACT INFORMATION/PREVIOUS SALE DATA
To the knowledge of the appraiser, the subject property was not listed for sale, placed
under agreement for sale, or sold within the past three years.

SCOPE OF WORK
In preparation of this appraisal/evaluation, I did not contact an owner of the property for
an inspection or for an interview. (Note that standard practice for this office is to inspect
the property and to interview the owner.)
I have extensive experience in the valuation of retail buildings in Greater Boston. I am
competent to perform this Evaluation and Appraisal Report.
The valuation that is presented here is of the real estate only. Furnishings, fixtures,
equipment, and the going concern are not part of the property valued here.
No prior appraisal of the subject property, if any exists, was made available to me.
My work made use of the following data sources:
•
•
•
•
•

The Sales Group, which reports information on the building area, history of the
property, and other factual data
most recent deed
RESales, which reports comparable rental and sales information, as well as
market trends
NewburyJones, for capitalization rate and other data
Bing maps showing aerial views of the subject property
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information found through a Google search of the subject property’s address
information from the Newbridge Assessor showing the assessment and schematic
site plan
Zaxia.us, an operator-assisted automated valuation model

The Market Value conclusion presented here is based on the subject property’s assumed
physical condition as reported in public information sources.

REPORT OPTION
This report is an Appraisal Report in accordance with Standards Rule 2-2(a) of the
Uniform Standards of Professional Appraisal Practice and is also intended to meet the
requirements for an “Evaluation” according to the Interagency Appraisal and Evaluation
Guidelines. The client’s assignment to the appraiser calls for a Level 1 Evaluation. In
the judgement of the appraiser, an Evaluation is appropriate in this case, in that the
valuation presented here produces a reliable value estimate. Additional supporting
documentation is retained in the appraiser’s workfile. This report has been supplemented
with information about the subject property and its market, as well as the data, reasoning,
and analyses that were used in the valuation process. This supplemental information is
presented here in brief.
This Evaluation and Appraisal Report meets the requirements for an Appraisal Report set
forth in USPAP. An Evaluation is an appraisal in brief, and this Evaluation/Appraisal
Report is necessarily brief in comparison to a full length appraisal report. Nevertheless, it
is sufficient to produce a valuation that meets USPAP requirements and that, in the
opinion of the appraiser, is reliable.
The appraiser is aware of the advice in USPAP concerning the use of technological
valuation tools. This report is in compliance with USPAP’s guidance.
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ZAXIA
This analysis makes use of Zaxia, an operator-assisted AVM for commercial real estate.
The appraiser understands the operation of the AVM. The AVM presents an analysis of
value through the Income Capitalization Approach in an industry-standard format. Zaxia
presents three comparable sales as well.
Zaxia provides the standard line-item analysis used by the commercial real estate industry
to value income-producing property through the Income Capitalization Approach. The
Income Capitalization Approach is generally a preferred method of analysis for incomeproducing property. The operator (in this case, the appraiser signing this report) may
accept Zaxia’s estimates for rent, vacancy, and the various expense categories. Or, the
operator may provide Zaxia the operator’s own estimates for these items, which Zaxia
incorporates into its output. The operator is at liberty to alter any of the line items in the
income capitalization analysis.
The operator has full control of the line items in the Income Approach. The operator has
control of the value conclusion. The analysis is fully visible to the operator, the client,
and the reviewer, which is among the requirements of USPAP.
The Zaxia analysis produces an indication of the Market Value of the Fee Simple Estate.
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DESCRIPTION OF LOCATION (NEIGHBORHOOD)
The subject property is located on Cross Street in Newbridge. Cross Street is a local
through street that passes east from its intersection with Low Street. Low Street is State
Route 105. The subject property is near the intersection of the two streets. Both streets
have a single traveled lane in each direction, granite curbs on one side, a sidewalk on one
side, no curbs or sidewalk on the other, and all utilities, including overhead wires on
poles.
The subject property is one of six properties that form a small pocket of commercial
development at the intersection of Low and Cross Streets. Adjacent to the subject
property is a restaurant at the corner. Adjacent to that property on Low Street is a fourtenant building with a flower shop, a nail salon, a fitness club, and a dry cleaner. Across
the street from that property is a larger plaza with a pizza shop, a restaurant, an animal
hospital, a nail salon, and, at the front, a detached Dunkin’ Donuts. Other nearby
properties are good-quality residential properties on large lots.
No traffic count is available from MassHighway. Traffic volume is moderate.
In this view by Google, the subject property is out of view to the left.
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PROPERTY DESCRIPTION
The subject property is an irregularly-shaped site of 10,001 square feet with 54.16’
frontage on Cross Street. It has a continuous curb cut for access. It is developed with a
1947 one-story retail building sited at about the middle of the lot. The building is built
out for use by a nail salon. Features of the building are as follows.
•
•
•
•
•
•
•
•
•
•
•
•
•
•

poured concrete foundation
wood frame construction
gable roof, asphalt shingles; rear flat roof, rubber cover
false dormers at front
metal gutters and downspouts
painted clapboard siding
recent build-out with suspended ceilings, painted drywall walls, mixed floors for
display of kitchen and bathroom building materials
one lavatory, two-piece (assumed)
storefront-style sash in front wall; smaller sash in rear addition
central HVAC, split units, electric-fired
gas-fired forced hot water heat to baseboard radiators
asphalt paved parking lot at front, head in parking, older pavement
façade sign
side and rear lawns, shrubs
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TAX ASSESSMENT DATA
The Fiscal 2021 assessment is $311,600. The tax is $8,909.

HISTORY
The building at the subject property was constructed in 1947. It was extensively updated
and expanded with a rear addition. Its current build-out as a nail salon is recent. It was
previously built out for use as a day spa.

HIGHEST AND BEST USE CONCLUSION
At the effective date of this appraisal, the subject property is used as a nail salon. It is
occupied by a rental tenant. Information concerning the tenant’s lease is not available to
the appraiser.
The zoning is Local Business A. A variety of business uses are available, as seen in the
tenant mix for other nearby properties.
If the site were vacant land, the highest and best use would be for commercial
development.
The highest and best use with the building in place is for continued use as a retail
building.

ASSIGNMENT OBJECTIVE
The assignment objective is to develop an opinion of the Market Value, as defined by the
federal financial institution regulatory agencies, of the stated interest in the subject
property.
The analysis that is presented here relies on the Income Capitalization Approach with
sales comparison used as a test of reasonableness. The Depreciated Replacement Cost
Approach is not applied because it estimates cost rather than value, and the assignment
here is to estimate Market Value.

INCOME CAPITALIZATION APPROACH
One analysis presented here is through Direct Capitalization. It includes a value of the
Fee Simple Estate through Zaxia, an online user-assisted AVM.
The Income Capitalization Approach follows.
Market Rents – Leases and rental offerings of retail spaces in the Newbridge area
include those that follow.
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The range of the rents is from $16.00 net to $20.00 modified gross. All are asking rents
from the Route 1 corridor in Norwood. Rents are not available from public sources for
the immediate neighborhood of the subject property.
Three rents are at $16.00 to $18.00 net. Two have Route 1 exposure, and the third is on a
side street with a concentration of commercial uses off Route 1. The two higher rates,
$18.00 and $20.00 per foot, in fact fall into the same range or below, when adjusted for
gross expenses that are not reimbursed.
The best indication is a rate of $18.00 per foot, net, for the subject property. It is applied
here in the analysis through Zaxia.
Expenses include the actual Fiscal 2021 tax. Other expenses are as found by Zaxia and
are generally consistent with market expenses.
The coronavirus has affected prices and capitalization rates in the commercial real estate
market. Some sectors have seen little or no downward effect on prices. Others,
particularly the retail sector, have seen a stronger decline.
The NewburyJones Principals Survey reports capitalization rates for the major
investment sectors nationwide. PwC reports rates for institutional-grade investments.
The national rates for Q4 2XX0 are as follows:
Capitalization Rates, Q4 20XX, Nationwide
institutional
range
strip shopping center
central business district office
suburban office
Boston office
Boston CBD
suburban Boston
industrial (warehouse)
apartment
net leased properties

5.0-10.0%
3.75%-8.0%
4.0-7.5%
4.25%-9.5%

3.4-7.0%
3.5%-8.0%
4.0-8.0%

average
7.3%
5.65%
6.00%
6.04%
5.2%
6.88%
4.85%
5.22%
6.22%

Zaxia’s rate of 6.9% for the subject property is consistent with the national data for strip
shopping centers, given that small properties typically bear capitalization rates below
those for larger properties. The subject property is a small property that is part of an
average-quality strip of retail properties.
Zaxia’s output for the fee simple estate through the Income Capitalization Approach is
$310,000, as follows.
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COMPARABLE SALES (TEST OF REASONABLENESS)
Zaxia provides comparable sales as well. These are as follows. The two sales from
Norwood are at lower prices per square foot than the rate ($215.28) per foot that is
indicated for the subject property in the Income Approach. The subject property is better
quality than these, resulting in a higher price per foot. The sales generally support the
same level of value per square foot that was found in the Income Capitalization
Approach.
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RECONCILIATION AND FINAL VALUE ESTIMATE
The analysis produces a value of $310,000 from the Income Capitalization Approach.
The sales support a similar level of value. The final value estimate is based on the
analysis through the Income Capitalization Approach.
In my opinion, the Market Value of the Fee Simple Estate in the subject property as of
the effective date of this appraisal is $310,000.
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CERTIFICATION
I certify that, to the best of my knowledge and belief:
-

-

-

-

-

-

the statements of fact contained in this report are true and correct;
the reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions and conclusions;
I have no present or prospective interest in the property that is the subject of this
report and no personal interest with respect to the parties involved;
I have performed no services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment;
I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment;
my engagement in this assignment was not contingent upon developing or reporting
predetermined results;
my compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal;
my analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice;
I have not made an inspection of the property that is the subject of this report;
no one provided significant real property appraisal assistance to the person signing
this certification
the reported analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the Code of Professional Ethics and Standards of
Professional Practice of the Appraisal Institute;
the use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives.

______________________________
Michael Yates
Mass. Cert. General R.E. Appraiser #48XX
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
An appraisal is an unbiased estimate of the value of a property reached through an
analysis of that property and of data from the marketplace. An appraisal is not a
certification of the soundness of a building, a survey, or a legal document (for instance, a
title examination), though assumptions regarding these and other matters are made.
Among the major assumptions and limiting conditions of this appraisal are those that
follow.
1. This is an Appraisal Report which is intended to comply with the reporting
requirements set forth under the Uniform Standards of Professional Appraisal Practice.
Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraiser’s file. The information contained in this report is specific to the needs of the
client and for the intended use stated in this report. The appraiser is not responsible for
unauthorized use of this report.
2. No responsibility is assumed for legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated in this report.
3. The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.
4. Responsible ownership and competent property management are assumed unless
otherwise stated in this report.
5. The information furnished by others is believed to be reliable. However, no warranty
is given for its accuracy.
6. All engineering is assumed to be correct. Any plot plans and illustrative material in
this report are included only to assist the reader in visualizing the property.
7. It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is assumed
for such conditions or for arranging for engineering studies that may be required to
discover them.
8. It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless otherwise stated in this report.
9. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in this
appraisal report.
10. It is assumed that all required licenses, certificates of occupancy or other legislative
or administrative authority from any local, state, or national governmental or private
entity or organization have been or can be obtained or renewed for any use on which the
value estimates contained in this report are based.
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11. Any sketch in this report may show approximate dimensions and is included to assist
the reader in visualizing the property. Maps and exhibits found in this report are
provided for reader reference purposes only. No guarantee as to accuracy is expressed or
implied unless otherwise stated in this report. No survey has been made for the purpose
of this report.
12. It is assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described and that there is no encroachment
or trespass unless otherwise stated in this report.
13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste and/or
toxic materials. Such determination would require investigation by a qualified expert in
the field of environmental assessment. The presence of substances such as asbestos,
urea-formaldehyde foam insulation, or other potentially hazardous materials may affect
the value of the property. The appraiser’s value estimate is predicated on the assumption
that there is no such material on or in the property that would cause a loss in value unless
otherwise stated in this report. No responsibility is assumed for any environmental
conditions or for any expertise or engineering knowledge required to discover them. The
appraiser’s descriptions and resulting comments are the result of the routine observations
made during the appraisal process.
14. Unless otherwise stated in this report, the subject property is appraised without a
specific compliance survey having been conducted to determine whether the property is
or is not in conformance with the requirements of the Americans with Disabilities Act.
The presence of architectural and communications barriers that are structural in nature
that would restrict access by disabled individuals may adversely affect the property's
value, marketability, or utility. It is assumed that the subject may be used as described
without adoption of any further program for compliance other than such programs as may
be specified here.
15. Any proposed improvements are assumed to be completed in a good workmanlike
manner in accordance with submitted plans and specifications.
16. The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.
17. This report may not be used for any purpose by any person other than the party to
whom it is addressed (or the parties listed as intended users in the Scope of Work section
of this report, for the function specified) without the written consent of the appraiser and,
in any event, only with proper written qualification and only in its entirety. The report is
not for use by parties not listed as intended users or for functions other than those
specified in the Scope.
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18. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected)
shall be disseminated to the public through advertising, public relations, news sales, or
other media without prior written consent and approval of the appraiser.
19. If an income analysis is part of this appraisal, the projections of future cash flow and
resale value are intended only to reflect the thinking of a typical investor, as modeled by
the appraiser, as of the appraisal's effective date and are not meant as any form of
guarantee that such cash flow will actually be achieved or as the appraiser’s personal
opinion regarding the likelihood of future events. No analysis of future value or future
cash flow is undertaken here other than that explicitly described in the text.
20. Unless otherwise stated, this appraisal takes no account of the potential for a higher
price for the subject than that available on the general market that may result from buyers
such as abutters who may gain special benefits from acquisition. Discovery of the
identity, motivation, and purchasing power of parties in a position to gain special benefits
requires information not publicly available and is beyond the scope of this appraisal.

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS
An extraordinary assumption is an assignment-specific assumption as of the effective
date regarding uncertain information used in an analysis which, if found to be false, could
alter the appraiser’s opinions or conclusions. A hypothetical condition is a condition,
directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the
purpose of analysis. This appraisal is subject to no extraordinary assumptions and no
hypothetical conditions.

APPRAISER QUALIFICATIONS
Michael Yates has been a commercial real estate appraiser since 2005, valuing a variety
of properties in the commercial real estate market, primarily in Greater Boston. He has
valued retail, office, apartment, industrial, and mixed use properties. He specializes in
the valuation of golf courses.

