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SSUUMMMMAARRYY  AANNDD  CCOONNCCLLUUSSIIOONN  

PROPERTY IDENTIFICATION : Tax Parcel xxxxx  
, Decatur, DeKalb County, Georgia 30030 
 

DATE OF APPRAISAL : April 23, 2012 
 

DATE OF INSPECTION : April 23, 2012 
 

PROPERTY RIGHTS APPRAISED : Leased Fee Estate. 
 

LAND AREA : .26 acres 
 

BUILDING AREA  7,888 ƒ  , one-story strip center retail building 
with 6 suites, built in 1930, renovated after fire 
in about 2005 
 

   
ZONING : C1 District 

 
HIGHEST AND BEST USE : Retail 

 
EXPOSURE & MARKETING PERIOD : 12 months 

 
   
INCOME APPROACH : $1,500,000 

 
SALES COMPARISON APPROACH : $1,500,000 

 
COST APPROACH : NA 

 
MARKET VALUE : $1,500,000 
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LLIIMMIITTIINNGG  CCOONNDDIITTIIOONNSS  

This appraisal is subject to the following conditions: 
 We assume a correct legal description.  We assumed no responsibility for matters legal in 

character nor do we render any opinion as to the title, which we assume good and marketable. 
 

 All existing liens and encumbrances have been disregarded unless otherwise stated, and the 
property is appraised as though free and clear under responsible ownership and competent 
management. 

 
 We assume any proposed or incomplete improvements included in this report completed in 

accordance with approved plans and specifications and in a workmanlike manner. 
 

 Information furnished by others is believed to be reliable, but no responsibility is assumed for 
its accuracy. 

 
 Except as hereinafter provided, the party for whom this appraisal report was prepared may 

distribute copies of this appraisal report, in its entirety, to such third parties as may be selected 
by the party for whom this appraisal report was prepared; however, selected portions of this 
appraisal report shall not be given to third parties without the prior written consent of the 
signatories of this appraisal report.  Further, neither all nor any part of this appraisal report shall 
be disseminated to the general public by the use of advertising media, public relations media, 
news media, sales media, or other media for public communication without the prior written 
consent of the signatories of this appraisal report. 

 
 Qualified experts proficient in conducting environmental audits must determine the presence of 

hazardous or toxic materials.  As appraisers, we cannot endorse or sanction an environmental 
audit.  However, the presence of hazardous or toxic materials may require a deduction from 
value.  Unless stated in the report, we have not been notified of and were unable to discern any 
hazardous or toxic materials that might be a detriment to Market Value, nor have we made a 
deduction from value due to the presence of hazardous or toxic materials. 

 
 It is our recommendation that the client obtain a qualified engineer, architect, or other 

Americans With Disabilities Act (ADA) expert to inspect the subject, determine the level of 
ADA compliance/ non-compliance, and estimate the cost to bring the property into compliance.  
Any non-conformity could have an effect on the Market Value conclusion.  Unless otherwise 
stated, the value conclusion of this appraisal is based on the assumption the property is in ADA 
compliance. 
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PPUURRPPOOSSEE,,  DDAATTEE,,  AANNDD  IINNTTEENNDDEEDD  UUSSEERR  OOFF  TTHHEE  AAPPPPRRAAIISSAALL  

 We estimate the Market Value of the retail strip center, xxxx Avenue, Decatur, DeKalb 

County Georgia 30005.  The date of appraisal coincides with the inspection date, April 23, 2012.  

We appraised the leased fee estate.  This appraisal provides data for financial analysis.  The purpose 

of this appraisal is to estimate the market value of the aforementioned property.  The Intended Use 

of the report is to be used by xxxx Bank as an aid in underwriting a loan, classification of a loan, 

and/or the disposition of the asset.   

 "Market Value" is defined as 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 are the consummation of a sale as of a specified date and the passing of 

title from seller to buyer under conditions whereby: 

 
1. buyer and seller are typically motivated; 

 
2. both parties are well informed or well advised, and each acting in what they consider 

their best interests; 
 

3. a reasonable time is allowed for exposure in the open market; 
 

4. payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 

 
5. the price represents the normal consideration for the property sold, unaffected by 

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

 
 
 “Fee Simple Estate” is defined as absolute ownership unencumbered by any other interest 
or estate, subject only to the limitations of eminent domain, escheat, police power, and taxation.  
 

"Leased Fee Estate" is defined as an ownership interest held by a landlord with the right of 
occupancy conveyed by lease to others, and usually consists of the right to receive rent and the right 
to repossession at the termination of the lease. 
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SSCCOOPPEE  OOFF  WWOORRKK  

The 2012 Edition of USPAP requires a Scope of Work. The scope of work in an assignment is 

acceptable when it meets or exceeds both the expectations of parties who are regularly intended 

users for similar assignments and what an appraiser’s peers’ actions would be in the same or a 

similar assignment. This basis for measuring the appropriate scope of work currently exists in 

USPAP (Standards Rules 1-2(f), 3-1(c), 4-2(f), 6-2(c), 7-2(f) and 9-2(e) in the 2012 edition), and 

the concept is proposed for inclusion in the SCOPE OF WORK RULE - the type and extent of 

research and analyses in an assignment, the amount and type of information researched and the 

analysis applied in an assignment.  

Scope of work includes, but is not limited to, the following: 

• the degree to which the property is inspected or identified; 

• extent of research into physical or economic factors that could affect the property; 

• extent of data research; and 

• type and extent of analysis applied to arrive at opinions or conclusions. 

Appraisal Scope of Work 

The problem to be solved in this appraisal is to provide the client with a Market Value of the 

subject property. 

For this appraisal the scope of work includes a general inspection of the subject property. 

We identify the property with a tax map and the legal description. We examined the topography, 

access vegetation, orientation to street, and surrounding uses.  We inspected the interior of the 

building. 

We examined similar buildings, which recently sold and make note of their attributes.  We 

researched the tax records and comparable data provided by CoStar© and other data sources as 

available.  We examined the market for similar buildings in and around the subject neighborhood.  

We use information available in the public domain and contacted market participants as necessary.  

We analyzed the recent performance of similar buildings.  We used data from the Schlemmer 

Appraisal files. 
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We recognize the three approaches to valuation: Income, Sales Comparison and Cost 

Approaches.  In this case, this involves the use of a Discounted Cash Flow for the Income 

Approach.  We check this value indication with the Sales Comparison Approach. We do not use a 

Cost Approach since the strip center building is old and determination of depreciation would be 

unreliable.  We reconcile the approaches to an indication of the Market Value.  

  

CCOOMMPPEETTEENNCCYY  PPRROOVVIISSIIOONN  

 Prior to accepting this assignment or entering into an agreement to perform any assignment, 
an appraiser must properly identify the appraisal problem to be considered and have the knowledge 
and experience to complete the assignment competently. Our acceptance of this assignment is a 
statement of competency. No information or conditions were discovered during the course of this 
assignment to cause the appraisers to believe we lacked the required knowledge or experience to 
complete this assignment competently.  Schlemmer Appraisal Company and the signatories hereto 
have experience in the appraisal of properties similar to the subject and are deemed qualified by 
education, training, and experience in the preparation of such reports to comply with the 
competency provisions of USPAP.  The professional qualifications of the individuals who prepared 
this appraisal are included at the end of the report. 
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LLEEGGAALL  DDEESSCCRRIIPPTTIIOONN  

 The deed is recorded in Book xx Page xx. The tax map, which follows, locates the property.  

: 
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PPRROOPPEERRTTYY  HHIISSTTOORRYY  

According to the Records, xxx Properties LLC, acquired the property transaction from xxx 

LP on November 1, 200x for $101,000.  The previous transfer was an inheritance from xxx to xxxx 

on January 1, 200x. No other transactions concerning the subject property occurred in the last five 

years. A previous transaction occurred in 1988. 

We found no contract or listing for sale of the subject. 

Individuals involved with the chain of title and, if available, various documents such as 

contracts, deeds, leases, and closing statements provided the property history. We performed no title 

search and cannot guarantee accuracy. 

 

TTAAXXEESS  

 
 
 
Total taxes are $14,643.73 or 1.87/sf without penalties.  Current year taxes are partially paid on the 
subject property. 
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CCIITTYY  AANNDD  NNEEIIGGHHBBOORRHHOOOODD  DDAATTAA  22001122  

The subject property situates in Decatur, DeKalb County, Georgia. Location maps follow this 

discussion. 

CITY OF DECATUR AREA 

Decatur is a city in, and county seat of, DeKalb County, Georgia, United States. With a 

population of 19,335 in the 2010 census, the city is sometimes assumed to be larger since multiple 

zip codes in unincorporated DeKalb County bear the Decatur name. An intown suburb of Atlanta 

and part of the Atlanta Metropolitan Area, Decatur's public transportation is served by three 

MARTA rail stations. Decatur's official motto is "A city of homes, schools and places of worship." 

Prior to 2000, this motto was "A city of homes, schools, and churches." 

In 1822 Decatur was founded at the intersection of two Native American trails: the 

Sandtown which led east from the Chattahoochee River at Utoy Creek, and the Shallowford which 

follows today's Clairmont Road and eventually crossed near Roswell. The town was named for 

naval hero Stephen Decatur, and its early roads were named logically but soon after were renamed 

in a curious manner:  Shallowford Road, which led to the Shallow Ford, has been renamed 

Clairmont Avenue, probably because it does not go to, from or past any place called Clairmont. 

Covington Road is now Sycamore Street, probably because it leads to Covington and has no 

Sycamores on it. Nelson's Ferry Road, named after the local family which ran the ferry at the 

Chattahoochee end of the road, has been named Ponce de Leon after a family prominent, before 

Castro, in Havana, Cuba.— Mitchell, Stephens, "A Tentative Reconstruction of the Decatur Town 

Map of 1823", Atlanta Historical Bulletin, No.30, p.8, 1965 

In the 1830s, the Western and Atlantic Railroad wanted to make Decatur the southernmost 

stop on its line. The citizens of Decatur did not want the noise, pollution and growth that would 

come with such a major terminal, so they rejected the proposal. In response, the railroad founded a 

new city to the west-southwest of Decatur for the terminal. This town would later become known as 

Atlanta.  During the American Civil War, Decatur became a strategic site in Sherman's campaign 

against Atlanta. In July 1864 Union general James B. McPherson occupied Decatur to cut off the 

Confederates' supply line from Augusta, Georgia. During the Battle of Atlanta on July 22, 

Confederate cavalry under Major General Joseph Wheeler attacked McPherson's supply wagons and 

the Union troops left to defend the wagons. A marker at the Decatur courthouse marks the site of 
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this skirmish.  In the last half of the twentieth century the metropolitan area of Atlanta expanded 

into unincorporated DeKalb County, eventually surrounding two sides of the incorporated town of 

Decatur. Concurrently many well-to-do and middle class white Americans fled the area to more 

distant suburbs. The 1960s and 1970s witnessed dramatic drops in property values. However, more 

recently the city has regained economic vigor, partially thanks to several long-term downtown 

development plans that have come to fruition, making Decatur a trendy small mixed-use district 

with easy transit to downtown Atlanta. Over the past twenty years, Decatur has gained a local and 

national reputation as a progressive city with a high level of citizen involvement that retains a small 

town feel despite its proximity to Atlanta 

NEIGHBORHOOD 

The neighborhood is defined as the College Avenue Corridor.  This area lies just south of 

the MARTA sand freight rail lines heading due east from Atlanta toward the coast.  Howard 

Avenue is parallel College Avenue on the north side of the tracks.  College Avenue connects this 

area of Decatur to both Atlanta to the west and Avondale Estate to the east. This corridor along with 

the Howard Avenue/ DeKalb Avenue corridor to the north is experiencing heavy redevelopment.  

Condos and apartments have been placed in old industrial building in the Arizona Street area.  New 

development of townhouses and multifamily projects along DeKalb Avenue has transformed this 

area into a major population center.  Larger redevelopment projects are slated for the Howard 

Avenue section just east at the former site of My Sister’s Room.  MARTA has sold the parking area 

at the Avondale MARTA for development of multifamily/mixed use development.   

The subject immediate area is very close to the East Lake MARTA station.  The Wahoo 

restaurant lies nearby.  The East Lake neighborhood is just south.  Agnes Scott College lies east 

The area is seeing new development on the few vacant sites of any size.   

CONCLUSION 

The neighborhood has recent development of commercial uses as a result of significantly 

increasing population.  We envision growth for the subject’s immediate neighborhood and trade 

area.  In summary, the immediate neighborhood evinces stability and growth potential.  Prospects 

for the area remain good despite the slowdown due to the recent economic collapse. . 
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MMAARRKKEETT  AANNAALLYYSSIISS  

From Korpacz Real Estate Investor Survey – 1st Quarter 2012 
 
National Strip Shopping Center Market 

Despite ending 2011 with a stagnant U.S. vacancy rate, the national strip shopping center 

market could be poised for a rebound this year due to a lack of new supply and steady improvement 

in the U.S. economy. Leading this property sector's rebound will likely be the grocery-anchored 

asset class, where the occupancy rate on a national basis is reportedly outpacing other retail 

property categories. As a result, investment demand is likely to heat up for centers anchored by 

dominant supermarket names, such as Publix and Whole Foods. In a recent transaction, TIAA-

CREF acquired Kings Crossing Shopping Center in Fairfield, Connecticut for a reported price of 

$687.00 per square foot. This center is anchored by Whole Foods, was built in 2011, and was 95.5% 

leased. Its location in a trade area with strong demographics makes it a prime target for investors' 

dollars. In a similar deal, Regency Shopping Centers purchased the 141,400-squarefoot Lake Grove 

Commons for about $513.00 per square foot. This center is also anchored by Whole Foods and is 

located adjacent to a dominant mall on Long Island, New York. Due to strong investment demand, 

it is no surprise that most Survey participant sense that market dynamics favor sellers over buyers in 

most strip shopping center deals. 
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LOCAL RETAIL MARKET 
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Discussion 

The local retail market appears to have stabilized after an increase in vacancy and a decline 

in rental rates during the recession.  Atlanta Vacancy stands near 10% which is not enough to 

induce adding to the supply, but has begun to stabilize and increase rents according to Charles 

Bosserman, Owner & Manager of East Decatur Station which lies near the Subject.  Bosserman also 

operates The Acme Lofts which is also near the subject.  Both properties have near 90% occupancy 

and have remained stable during the recession.  Perry King, King Properties manages The Jane at 

Grant Park, a mixed use complex at 490 Memorial Drive.  The property was built in 2007-2008 and 

faced a challenge to lease the space during the recession.  According to King, they did not achieve 
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strong occupancy until this year.  The only major transaction near the subject was the Edgewood 

Retail District which is near 400,000sf of retail space which sold in August 2011 for $207/sf.  Cap 

rates are now falling with prices increases for well leased properties.   

Intown Atlanta did not face the problems of retail overbuilding which plagued the north 

metro area.  Many vacant strip and community centers still gather dust in Duluth, Woodstock 

Alpharetta and other north metro cities.  The intown area has exhibited steady demand for retail 

space for the last decade which is part of the socio-demographic trends supported by Generation Y.  

Young workers and their families are seeking intown lifestyles which focus on culture& 

entertainment, proximity to work and retail/services.  The subject fits nicely into this matrix located 

near the Kirkwood MARTA Station and surrounding by the popular neighborhoods of Kirkwood, 

Lake Claire, Candler Park, Oakhurst and Decatur. 
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RREEAASSOONNAABBLLEE  EEXXPPOOSSUURREE  AANNDD  MMAARRKKEETTIINNGG  TTIIMMEE  

According to the specific definition in the Uniform Standards of Professional Appraisal 

Practice, Exposure Time is the estimated length of time the property interest being appraised would 

have been offered on the market prior to the hypothetical consummation of a sale at market value on 

the effective date of the appraisal retrospective estimate based upon an analysis of past events 

assuming a competitive and open market.  Exposure time is different for various types of real estate 

and under various market conditions.  We note that the overall concept of reasonable exposure 

encompasses not only adequate, sufficient and reasonable time but also adequate, sufficient and 

reasonable effort.  This statement focuses on the time component.  The fact that exposure time is 

always presumed to occur prior to the effective date of the appraisal derives from related facts in the 

appraisal process: supply and demand conditions as of the effective date of the appraisal; the use of 

current cost information; the analysis of historical sales information (sold after exposure and after 

completion of negotiations between the seller and buyer); and the analysis of future income 

expectancy estimated from the effective date of the appraisal.  A 12-month exposure time seems 

likely. 

Marketing Time resonates as the reasonable time it might take to sell a property interest in 

real estate at the estimated market value level during the period immediately after the effective date 

of an appraisal. The subject locates in Decatur, in an area with strong demand and growth.  Access 

directly to Downtown Decatur offers efficient transportation means and desirability.  The location 

in the metro Atlanta area attracts investors.  Based on our analysis, we envision a 12-month or less 

marketing time for the property. 
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SSIITTEE  DDEESSCCRRIIPPTTIIOONN  

The site is currently paved and covered mostly with the subject building.  The land appears 

level and reasonably drained with no evidence of standing water.  The frontage on West College 

Avenue is adequate for drive access to the site.   

LOCATION : The site is located along xxx Avenue, at intersection with xxx 
Avenue. 
 

SIZE 
 

: .26 acre, according to tax map. 
 

TOPOGRAPHY & SHAPE : Site is level, at street grade.  
 

EASEMENTS  Typical easement for utilities only. 
 

UTILITIES : All available (including sewer).  
 

ACCESS : Access is provided on West College and Feld.  

FRONTAGE 
 

: Approximately 100’. 

FLOOD PLAIN : 
 

The subject property does not appear to situate in a flood plain 
zone. Panel 1351590068H May 7, 2001. 

SUMMARY : The subject site is of adequate size, shape, and utility to support 
development of retail space. No adverse odors, hazards, or 
nuisances exist. 
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IIMMPPRROOVVEEMMEENNTT  DDEESSCCRRIIPPTTIIOONN  

 
The building comprises a one-story 7,888 ƒ  rentable retail building, which has a rectangular 

shape typical of strip retail centers.  The gross area is 8,387sf. The building is divided into six suites 

for individual tenants.  The building was originally built in 1930; however a major fire gutted the 

structure in about 2004.  The building was renovated in 2006. 

 
 

TYPE OF IMPROVEMENT : One Story Retail Building 
 

DATE OF CONSTRUCTION : 1930 
 

CONDITION : Average 
 

ACTUAL AGE : 82 years 
 

EFFECTIVE AGE : 25 years 
 

CONSTRUCTION 
DETAILS 

 
 

 

FOOTINGS & FOUNDATION : Poured reinforced slab on grade with turned-down 
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footings at load-bearing points, sized as required. 
 

FRAME : Concrete block/brick. 
 

FLOORS : Tile.  
 

ROOF : Parapet with flat membrane. 
 

EXTERIOR WALLS : Brick.   
 

INTERIOR WALLS : Painted drywall, wallpaper. 
 

CEILINGS : Suspended. 
 

WINDOWS : Anodized aluminum frame and glass. 
 

DOORS : Glass-frame entrance doors, hollow-core metal 
interior and exterior doors. 
 

ELECTRICAL : Adequate for use. 
 

HVAC : Individual central air-conditioning units. 
 

FIRE PROTECTION : None. 
 

SECURITY : None. 
 

PARKING : Parking adequate for intended use. 
 

SITE IMPROVEMENTS : Concrete-paved parking, average condition. No 
landscaping. 
 

 
 



21 

Schlemmer Appraisal 

ZZOONNIINNGG  

Property is zoned C-1.  As such, the site could be used for a number of retail, office and 

institutional uses.  

The following are direct excerpts from the City Zoning ordinance: 

Section 7.8. C-1 Local Commercial District. 
7.8.1. Purpose of the district.  The purpose of this district is to provide for protection and control of 
development or redevelopment of primarily retail shopping and personal services uses, developed 
either as a unit or as individual parcels to serve the commercial needs of a relatively small area, 
usually a residential neighborhood. To preserve the general neighborhood character of the district 
and its compatibility with surrounding residential property, off-street parking and loading and sign 
control regulations are essential.   
7.8.2. Permitted principal and accessory uses.     
1.   Retail shops catering to neighborhood trade, including antique shops, apparel and tailor shops, 
appliance sales and service, bakery, barber and beauty shops, drugstores, shoe repair, jewelry, 
florist, hobby, locksmith, opticians and optical shops, radio and television sales and service, and 
similar sales and service establishments. 
2.   Food, furniture, hardware or paint store. 
3.   Reserved. 
4.   Business or professional offices, insurance agencies, banks and financial institutions serving the 
neighborhood. 
5.   Art studios, dance and photo studios, health and conditioning studios. 
6.   Clinics, medical, dental, chiropractic. 
7.   Self-service or automatic laundries or pickup stations. 
8.   Parking facilities, hard-surfaced. 
9.   Restaurants, grills, coffeeshops and similar eating establishments, but not a drive-in facility. 
10.   Churches or other places of worship. 
11.   Signs, accessory and principal. 
12.   Uses and buildings which are customarily accessory to neighborhood business activities, are 
located on same lot or contiguous lot under same ownership and do not involve operations not in 
keeping with neighborhood character. 
13.   Public buildings, structures, facilities and utilities. 
14.   Family and group personal care homes, after a public hearing by the planning commission and 
approval by the city commission, and subject to regulations in article X, supplementary regulations 
and modifications. 
15.   Attached and detached townhouses as permitted in and in accordance with the regulations of 
the HDSF high-density single-family district, after a public hearing by the planning commission and 
approval by the city commission. 
16.   Multiple-family dwellings as permitted in and in accordance with the regulations of the RM-60 
and RMH multiple-family residential districts, after a public hearing by the planning commission 
and approval by the city commission. 
17.   A single-family dwelling unit of at least 600 square feet of floor area which is accessory to a 
principal commercial use. 
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18.   Nursery schools, kindergartens and day care centers after a public hearing by the planning 
commission and approval by the city commission. 
19.   Communications towers, including additional buildings or other supporting equipment used 
with the tower or antenna, after a public hearing by the planning commission and approval by the 
city commission and subject to the regulations in article X, supplementary regulations and 
modifications. 
20.   Antennas, subject to the regulations in article X, supplementary regulations and modifications. 
7.8.3. Development standards.     
1.   Minimum front yard: None, except that building setback shall not be less than established 
building line where such established line does not coincide with street right-of-way line. 
2.   Minimum side and rear yard: None, except when a building or use in a C-1 local commercial 
district adjoins a residential district line along the side property line, the side yard shall not be less 
than ten feet, and if along the rear property line, the rear yard shall not be less than 30 feet. 
3.   Maximum building height: 40 feet and three stories--Exceptions to maximum building height 
may be approved after public hearing by the planning commission and approval of the city 
commission. 
7.8.4. Neighborhood Commercial Special Pedestrian Regulations--C-1 Local Commercial 
Districts.     
Purpose.  The purpose of these regulations is to improve the environment in Decatur's 
Neighborhood Commercial Districts in the following ways:   
-Encourage, protect and enhance the pedestrian environment. 
-Improve the aesthetics of neighborhood commercial area. 
-Provide for parking in a way that does not diminish the pedestrian environment. 
-Encourage additional street level activity. 
-Promote opportunities for residential and commercial development. 
1.   Application.  These regulations shall apply to all properties located in C-1 Districts:   
No permit for a new building or new site improvements shall be issued unless the proposed building 
or site improvement complies with these regulations. 
For the purposes of this section, where two or more properties, lots or parcels are located within the 
same block or where two or more properties, lots or parcels have frontage on the same side of the 
street between two intersecting streets, and such properties, lots or parcels are under common 
ownership or control and/or are being developed in a single development operation or a series of 
coordinated development operations, such properties, lots or parcels shall be considered as a single 
property. 
2.   Required streetscape improvements.  The Downtown Decatur Streetscape Design Guidelines 
shall be used as a guide in planning streetscape and site improvements in the C-1 Districts. Standard 
materials, details and specifications, including street trees, street lights, litter containers, benches 
and similar items, as described in the Downtown Decatur Streetscape Design Guidelines, shall be 
used for required streetscape improvements.   
a.   Sidewalks.  Sidewalks shall be built along all public streets in the C-1 District. All sidewalks 
shall have a minimum width of 15 feet with a minimum clear zone of ten feet and a minimum street 
tree planting and street furniture zone of five feet.   
Exception  : Where the existing building line does not presently provide a minimum sidewalk width 
of 15 feet, the minimum sidewalk width may be reduced to the actual width of the existing 
sidewalk.   
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b.   Street tree and street furniture zone.  There shall be a continuous street tree and street furniture 
zone adjacent to the curb which shall not be less than five feet in width. In addition to the planting 
of trees as is required in this section, this zone is also intended for the placement of street furniture 
including light poles, litter receptacles and similar items. Trees shall be planted a maximum of 40 
feet on center within the street tree and street furniture zone. Newly planted trees shall be a 
minimum of 33 1/2 inches in caliper measuredsix inches above ground level, and shall be limbed up 
to a minimum of six feet.   
c.   Outdoor dining.  Accessory outdoor dining areas shall be permitted on a public or private 
sidewalk area where adjacent to and directly abutting a restaurant located in a building. However, 
the outdoor dining area shall not reduce the clear zone of a public sidewalk to a width of less than 
five feet. Tables, chairs, umbrellas and similar items shall be stored in the interior of the restaurant 
or in similar enclosed area so that a minimum clear zone of ten feet is unobstructed when the 
outdoor dining area is not in use because of inclement weather or when the restaurant is closed.   
3.   Building design standards.     
a.   Buildings to face street.  The purpose of this requirement is to encourage the development of 
buildings that complement pedestrian activity in the city's Neighborhood Commercial District by 
providing direct access to the building and business activities from the sidewalk. All properties shall 
be developed with buildings facing the street and with the primary building entrance facing onto the 
sidewalk and street. One-story buildings shall be at least 16 feet in height at the facade facing the 
street. All non-residential buildings shall have commercial uses on the ground floor level facing the 
street and shall be directly accessible from the street and sidewalk. When direct pedestrian access 
from the sidewalk to a business is not presently warranted, the building design shall allow for the 
addition of such access in the future. For the purposes of this section, commercial use shall mean 
any retail use, business or professional service, personal service, repair service or restaurant.   
b.   Parking areas and driveways.  Parking areas or driveways, except for a driveway to reach a side 
or rear yard on-site parking facility, are not permitted between the sidewalk and the front of the 
building. Any permitted driveway shall be perpendicular to any adjacent street. No property shall 
have more than one curb cut. Surface parking areas shall not be located along or within 30 feet of 
any public street or. Buildings shall not be set back more than 30 feet from the edge of the street 
curb.   
c.   Drive-in or drive-through facilities.  Vehicular access to a drive-in or drive-through use shall not 
be permitted from a street or street segment.   
4.   Exceptions.  Exceptions to these requirements may be approved after a public hearing by the 
planning commission and approval of the city commission, after consideration of the following 
standards:   
a.   The suitability of the proposed exception in view of the use and development of adjacent and 
nearby property. 
b.   The effect that the proposed exception will have on the existing use or usability of adjacent or 
nearby property. 
c.   The impact that the proposed development will have on the public safety, traffic on the public 
streets, transportation facilities, utilities and other public services. 
d.   The impact that the proposed development will have on established property values and on the 
health, safety, comfort and general welfare of the residents of the city. 
e.   The economic or marketing impact that these guidelines may have on the property owner or 
developer. 
The building appears to meet the parking, height, and other standards required. 
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HHIIGGHHEESSTT  AANNDD  BBEESSTT  UUSSEE  

Highest and Best Use as defined in The Appraisal of Real Estate, Twelfth Edition, published 

by the Appraisal Institute, is as follows: 

 

"the reasonably probable and legal use of vacant land or an improved 
property, which is physically possible, appropriately supported, financially 
feasible, and results in the highest value." 
 
The following explains the four major considerations given in determining the highest and 

best use.  We applied the physically possible, legally permissible, financially feasible, and 

maximally productive tests sequentially.  The use that passes all tests represents the highest and best 

use of the property.  We analyzed the highest and best use of the site as though vacant and as 

improved. 

Physically Possible - To determine the physically possible uses, we analyzed the site 

including the size, topography, and shape.  We considered the suitability of the site as if vacant.  

Additionally, we considered the physical characteristics of the site with respect to the existing 

improvements to estimate the possibility of altering the use or increasing the intensity of the current 

use. 

Legally Permissible - The legally permissible considerations are those that are not precluded 

by law, zoning ordinances, or private deed restrictions.  We analyzed the effect of these restrictions 

on the previously identified physically possible uses. 

Financially Feasible - We estimated the financial feasibility of the uses that were both 

physically possible and financially feasible.  Financially feasible uses result in a positive net present 

value. 

Maximally Productive - The maximally productive use is the financially feasible use that 

produces the highest residual land value consistent with a rate of return warranted by the market.  

The maximally productive use equals the highest and best use.   

 

HIGHEST AND BEST USE AS VACANT 

Physically Possible - The Site Description analysis indicates that there are no undue 

limitations restricting development of the subject site. The .26 acre parcel is capable of supporting 



25 

Schlemmer Appraisal 

individual development or may be combined with other adjacent parcels.  The size of the site makes 

it physically possible to construct small uses.  The topography required no major grading.  The 

exposure is adequate for office or retail use.  A number of similar properties in the immediate area 

have been developed for commercial types of development. 

Legally Permissible - The primary restrictions for the legal use are in the zoning ordinance.  

As stated in the Zoning section, the subject site is zoned C-1. The use of area has rapidly changed, 

particularly as a result of the surrounding area development.  Legally, a retail use is possible. 

Financially Feasible - The financially feasible uses are derived through an analysis of the 

data and conclusions presented in the previous City and Neighborhood and Market Analysis.  The 

subject property’s location in the Decatur area near other retail uses exhibits the demand for 

commercial properties. The size of the parcel is adequate for a good-sized retail development.  

Accordingly, development of a retail use would be financially feasible. 

Based on the location of the subject site, the zoning, and the existing developments 

surrounding the site, the financially feasible uses of the subject site include retail uses. 

Maximally Productive - We determined the maximally productive use of the financially 

feasible uses through an analysis of the above conclusions.  Other retail uses lie near the subject in 

the immediate neighborhood.  Based on the size of the site, the zoning, and the surrounding 

developments, retail development is the maximally productive use of the subject parcel as though 

vacant. 

Conclusion - - From the preceding analysis of the physically possible, legally permissible, 

financially feasible, and maximally productive uses for the subject site, a retail development 

represents the highest and best use of the parcel.  

 

HIGHEST AND BEST USE AS IMPROVED 

Physically Possible - The Site Description analysis indicates that there are no undue 

limitations restricting development of the subject site.  The subject building is constructed as a 

medium size strip center, but not precluding other uses.  

Legally Permissible - The primary restrictions for the legal use are in the zoning ordinance.  

As stated in the Zoning section retail is permitted. 
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Financially Feasible - The financially feasible uses are derived through an analysis of the 

data and conclusions presented in the City and Neighborhood Analysis, Market Analysis and 

valuation sections. We examined whether a rational purchaser would demolish or renovate the 

improvements and develop to a higher use at this time.  The existing structure can best utilize the 

site.  Based on the foregoing, retail represents the financially feasible use of the subject as 

improved.  We conclude that the existing building does add to the value of the site.   A rational 

purchaser would not remove the existing improvements for a new use.  

Maximally Productive - The maximally productive use of the financially feasible uses is 

determined through an analysis of the above conclusions. The existing use represents the maximally 

productive use of the subject building.  The maximally productive use of the financially feasible 

uses is determined through an analysis of the above conclusions.  A strip center use represents the 

maximally productive use of the subject site as improved. 

From the preceding analysis of the physically possible, legally permissible, financially 

feasible, and maximally productive uses for the subject site, the subject’s use as retail building is the 

highest and best use of the subject property as improved. 

Conclusion - From the preceding analysis of the physically possible, legally permissible, 

financially feasible, and maximally productive uses for the subject site, the subject’s existing use as 

a retail building is the highest and best use of the subject property as improved. 
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VVAALLUUAATTIIOONN  MMEETTHHOODDOOLLOOGGYY  

We valued the subject property using the Income & Sales Comparison Approaches.  Each 

method approaches valuation from a different premise.   

The Income Approach – Discounted Cash Flow is designed to estimate market value based 

on the income a property is expected to produce.  The theory of anticipation, the theory that value 

emanates from the expectation of future benefits, supports the Income Approach.  Discounted cash 

flow analysis and overall capitalization represent two of the most frequently employed methods of 

capitalizing expected income.  Discounted cash flow analysis offers a yield capitalization procedure 

to convert future income into present value by discounting periodic cash flows at an appropriate, 

market-derived discount rate. 

We use the Sales Comparison Approach using recent sales of similar retail buildings.  The 

Sales Comparison Approach involves comparing recent sales of similar properties to the subject to 

estimate Market Value based on the theory that value closely relates in prices paid for similar 

properties.  Adjustments made to sales for various elements of comparison (characteristics of 

properties that cause the prices to differ) result in the value of the subject.  Similarities between 

each sale and the subject as well as confidence in the applied adjustments determine the influence of 

each sale on the final Sales Comparison Approach estimate.   

The theory of substitution, which affirms that no prudent buyer would pay more for a 

property than the cost to acquire a similar site and construct improvements of equal desirability, 

supports the Cost Approach.  Depreciation of the improvements adjusts for aging and obsolescence.  

We do not use this approach since the building is old & recently renovated.  Depreciation would be 

too unreliably determined.  

Finally, we consider and evaluate the significance, applicability, and defensibility of each 

approach and correlate the indications into a Market Value estimate.  
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IINNCCOOMMEE  AAPPPPRROOAACCHH  

Contract Rent–  

Deleted Table 

 

 

The subject is rented ranging from $14.71/sf - $29.91/sf.  There is one vacant suite.  All 

leases are modified gross with base year stops on taxes.  

Market Rent– The rents vary according to the quality of construction, age and condition of 

the building, location, date of lease, lease terms, and tenant improvements.  Most recent lease 

agreements in this market have three- to five-year terms with a 3% annual escalation on a net basis.  

We use similar retail buildings in the metro area.  The Addenda contains details of the Comparable 

Rentals and a location map.  A summary follows.  

The following chart summarizes adjustments to the Comparable Rentals compared to the 

subject building. 

Lease Leased Area Rent/
No. Name/Location Date Sq. Ft. Sq. Ft.

1 3,310 SF Strip Center Apr-12 3,310 $13.61
2754 E College Ave  
Decatur, GA 30030

2 Acme Lofts Apr-12 3,036 $22.11
537 W. Howard Ave
Decatur, GA 

3 East Decatur Station Apr-12 2,418 $18.70
111 New Street 
 Decatur, GA 30030

4 Pharr Road Shopping Center Apr-12 3,000 $30.00
308-326 Pharr Rd NE
Atlanta, GA 30305

5 The Jane Apr-12 1,459 $15.50
439 Memorial Drive
Atlanta, GA

SUMMARY OF COMPARABLE RETAIL RENTALS
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Rental 1 Rental 2 Rental 3 Rental 4 Rental 5
Rent/Square Foot $13.61 $22.11 $18.70 $30.00 $15.50
Gross/Net Adjustment (Lease Terms) $0.00 $2.00 $3.05 $3.50 $2.25
Adjusted Rent/Square Foot $13.61 $24.11 $21.75 $33.50 $17.75
Date of Lease Apr-12 Apr-12 Apr-12 Apr-12 Apr-12
Date of Appraisal Apr-12 Apr-12 Apr-12 Apr-12 Apr-12
Number of Months -                -                -             -           -           
Time Adjustment/Year 0.00% 0.00% 0.00% 0.00% 0.00%
Time Adjustment/Month 0.00% 0.00% 0.00% 0.00% 0.00%
Total Time Adjustment 0.00% 0.00% 0.00% 0.00% 0.00%
Time-Adjusted Rent $13.61 $24.11 $21.75 $33.50 $17.75

Adjustments:
     Location 5% 5% 0% -5% 0%
     Access/Exposure 0% 0% 0% 0% 0%
     Age/Condition 0% 10% 10% 0% 0%
     Size 0% 0% 0% 0% 5%
     Finish 5% 0% 0% 5% 0%
     Parking 0% 0% 0% 0% 0%
Total Adjustments 10% 15% 10% 0% 5%

Adjusted Rent/Sq. Ft. $14.97 $27.73 $23.93 $33.50 $18.64
Average $23.75
Average of 1,3, and 5 $19.18
Average of 2 and 4 $28.39
Market Rent of Commercial Space $15-$19
Market Rent of Restaurant Space $30.00

SUMMARY OF ADJUSTMENTS
COMPARABLE RETAIL OFFICE LEASES

 
The adjusted rents range from $14.97/sf to $33.50/sf.  The average rent for general retail space is 

$23.75/sf.  There is variation in the suites due to location in the center and finish.  We use $15.00/sf 

in our model for the Yoga and Ale Yeah suites. We use $20.00/sf for the Salon and Donut shop 

space.  We use $30.00/sf in our model for the Restaurant (corner) suite. 

Vacancy, Absorption, and Credit Loss 

The subject is 80 % leased and has maintained good occupancy even during the recession.  

Based on this and the market information we include a 10% vacancy and credit loss.  We project 

lease up within 6 months to market occupancy. 
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EXPENSES 

For the purpose of our analysis we set our model MG with the landlord paying taxes, and 

insurance expenses.  Taxes are base year stopped.  Other rentals in the market are typically net 

rentals.  We include expenses of management, structural maintenance and replacement allowances.  

Real Estate Taxes - The property taxes are $14,643.73 or 1.87/sf.  This is in keeping with 

similar buildings in the area.  The tenants pay a prorated portion of the taxes depending on the year 

of the lease. 

 

 

Tax reimbursement total: $2,012.06.  We project similar tax reimbursements throughout the 

investment period. 

Insurance - The Expense Comparables report insurance expenses of $0.28/ ƒ  to $0.58/ ƒ  . A 

Building Insurance expense of $.25/ ƒ   appears reasonable and is used in this analysis.  Only the 

vacancy portion is paid by the landlord.  

Utilities – Utilities at the subject include electricity and exterior lighting.  The tenants pay 

the utilities. According Don Brown, Georgia Primary Bank, the landlord paid $400/month for waste 

disposal and $700/month for water.  Total 2011 Utilities were $13,200 or $1.67/sf.  The tenants 

partially reimburse the utilities as shown in each lease an extra $100-$200 for water/sanitation. 

Total reimbursement is $700/month including the vacant suite (at $100/month) or $8,400.  We 

include this as Miscellaneous Income  

Management and Leasing Expenses – Based on our survey, management and leasing 

expenses for small retail buildings in the Atlanta metro area typically range from 2% to 5% of 

effective gross income.  Fees vary based on size, occupancy, management requirements, and the 

specifics of the management contracts.  For example, some management contracts are a flat 

percentage of effective gross income and others have a lower percentage but allow recovery of 

administrative salaries and office space cost.   We estimate an appropriate management fee and 

leasing expense of 5.00% of effective gross income for the subject property.   

Structural Maintenance – Typical maintenance of similar structures is $.20/sf to $.30/sf.  We 

use $0.25/ ƒ  . 
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CAPITAL EXPENSES 

The discounted cash flow treats tenant improvements and leasing commissions as capital 

expenditures deducted from the net operating income to estimate bottom-line cash flows.  

Tenant Improvements - The alterations expense for vacant spaces and speculative lease 

terms must be considered.  Typically included in this category are tenant improvement allowances 

granted tenants for the outfitting of their spaces.  The bulk of most tenant improvement allowances 

are typically granted in the development stage of a shopping center.  We include no TIs.  

Leasing Commissions - Leasing fees for any current leases and vacant spaces and for 

speculative lease terms apply.  Discussions with brokers in the subject area revealed that leasing 

fees are typically 5% on new leases for shop space, and 2.5% on renewals.  Based on the foregoing, 

leasing commissions for vacant space will be 5% and 2.5% on renewals. 

Replacement Allowance – Investors vary in their estimate of an appropriate replacement 

allowance.  Some use as low as $0.10/ ƒ  , while others use $0.25/ ƒ  .  Given the age of the property 

and condition of the subject improvements, a replacement allowance of $0.25/ ƒ  per year is 

adequate over the remaining economic life of the improvements.   

DCF ASSUMPTIONS 

 We modify the preceding income and expense parameters by the following assumptions and 

criteria. 

 

Capitalization Rate 

Band of Investment – Akerson Format 

The band of investment technique may develop an overall capitalization rate.  As applied to 

financial components, the technique generates the following equation: 

 

Ro = (M   X   Rm) + (E   X   Re) 

  
Where M is the ratio of mortgage value to property value; Rm is the mortgage capitalization 

rate or mortgage constant; E is the ratio of equity value to property value and Re is the equity 

capitalization rate.  In this case, we use a 75% loan to value ratio on cash – equivalent, self – 

amortizing mortgage.  The Rm is the mortgage constant.  The Rm is the ratio of annual debt service 

to the principal amount of the mortgage loan.  Given the loan term and the interest rate, the annual 



32 

Schlemmer Appraisal 

mortgage constant can be calculated or found in direct reduction loan factor tables.  Different 

combinations of terms and interest rates can produce almost identical Rms e.g. with monthly 

compounding, a 20 – year 6.6% loan, a 25 – year 7.7% loan and a 30 – year 8.2% loan all have Rms 

that approximate 9%.   

Investors often purchase income-producing properties with some combination of debt 

capital and equity capital.  There are many exceptions, but the opportunities for leverage and 

increased profits through mortgage financing motivate investors to incur debt to maximize yields 

with minimum down payments. Rate composition according to capital structure can be based on 

actual market observations, minimizing the need for hypothetical allocations.  An important point is 

that the overall capitalization rate must satisfy the mortgage constant requirements of the lender and 

the pre-tax cash flow requirements of the equity investor.  Even though the mortgage and equity 

positions sometimes overlap, the mortgage position has some unique characteristics that distinguish 

it from the equity position.  A mortgage loan investment is a "dollar contract" or fixed-income 

investment.  The lender knows what will be received and at what rate.   

In this case, we select a speculative loan term of 20 years and a 5.67% interest rate in 

accordance with the most recent 30-year mortgage rate.  Interest rates are headed down as the 

Federal Reserve Bank tries to respond to the recent credit problems in relation to the sub prime 

mortgage problems.  The risks that an investor (borrower) assumes in equity investments differ 

from the risks of a mortgage lender.  Ordinarily, the equity investor assumes a higher degree of risk 

and has less certainty of return.  Therefore, the equity investor is ordinarily entitled to a higher 

return on investment as a reward for the higher risks assumed.  Considering the loan-to-value ratio 

and the factors influencing the subject property, an equity rate of 16.00% applies.  The “percent 

paid off component” represents the percentage of the loan paid off prior to full amortization over 

the projection period.  The most direct procedure is to calculate it as the ratio of the sinking fund 

factor for the full term (monthly or whatever term the mortgage calls for) divided by the sinking 

fund factor for the projection period.  So, P = 1/Sn divided by 1/Snp.  This produces an annual 

mortgage constant of .08295.  We also assume that depreciation to the physical buildings will be 

offset by an increase in property values, therefore negating speculation about net appreciation or 

depreciation.  We plug in the remaining parts of the formula below: 
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Comparable Sales Capitalization Rates 

We looked for similar properties for an appropriate capitalization rate.   

Assumptions
Loan To Value (Loan Ratio) 75%
Equity (Equity Ratio) 25%
Interest Rate 5.56%
Amortization Period 20
Holding Period 10
Return on Equity Rate (Yield) 16.00%
Adjust for Change in Property Value
(-) Appreciation (+) Depreciation 0%
Less credit for Equity Build-Up  
Sinking Fund Factor 0.04690  
Percent Paid Off 36.41%

Mortgage/Equity
Component Rate Weighted Rate

Mortgage Loan 75% X 0.08295 = 0.06222
Down Payment (Equity) 25% X 0.16000 = 0.04000
Weighted Average 100% 0.10222

Loan Ratio SFF % Paid Off
Less Credit for Equity Build Up 75% X 0.04690 = 0.36406 = 0.01281

Basic Rate 0.08941
Adj. for Change in Property Value  
          (+) Depreciation
          (-) Appreciation 0% X 0.04690 = 0.00000

CAPITALIZATION RATE 0.08941
Rounded 8.90%

Mortgage Equity Technique
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No. Name Sale Year Sale Area S.P./ Cap.
Location Date Built Price SF S.F. Rate

1 Hal's Package Store Jun-11 1984 1,980,000$ 8,000 $247.50 8.08%
1223 Columbia Dr
Decatur, GA 30032

2 Crabapple Park Feb-12 2008 2,227,500$ 13,200 $168.75 8.18%
30 E Crossville Rd
Roswell, GA 30075

3 Cross Creek Village Apr-10 2007 3,079,398$ 16,750 $183.84 8.00%
900 Duluth Hwy
Lawrenceville, GA 30043

4 Mansell Place Dec-10 1999 2,475,000$ 14,473 $171.01 8.17%
1605 Mansell Rd
Alpharetta, GA 30009
Average 8.11%

 BUILDING CAPITALIZATION SUMMARY

 
The National Strip Center Cap rates ranged from 5.50% to 9.50% with an average of 7.18% 

 
Given the condition of the buildings and the local market, we select a capitalization rate near 

the high of the range, or 8.25 %.   
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Discount Rate – We discussed discount rates with various investors and developers of office 

buildings.  Since this technique replicates the overall performance of the investment from beginning 

to end, a discount factor must reflect the total yield to the equity position.  By definition, this yield 

rate is also known as the Internal Rate of Return (IRR): the IRR is the rate of return on invested 

capital that is generated, or is capable of being generated, within an investment during the period of 

ownership.  In other words, it is the rate of profit (or loss) or a measure of performance.  It is 

literally an interest rate.  The effective interest rate on a real estate investment is the equity 

investor's IRR.  The yield to maturity on a bond is the bondholder's IRR, when the bond is held for 

its full term.  The discount rate projects an IRR for the subject property, estimated from investment 

performance realized by market participants.   

Although real property is the investment vehicle analyzed, competition for investment 

dollars in other investment areas is intense.  Therefore, the prudent investment manager carefully 

considers all alternatives.  Many real estate transactions are done as "securitized" packages, backed 

by financial and cash flow guarantees.  These packages appeal to the institutional investor, since the 

yield of the investment rests more in the financial strength of the guarantor and the structure of the 

transaction than in the specific property.  These transactions afford little guidance in estimating the 

cash-equivalent value of a single property under the assumptions of no guarantees or special 

financing arrangements. 

However, prudent investors consider the yields available on these "deal structures," 

comparing property investment yields with returns available in the stock, bond, and real estate 

markets.  The returns compare against benchmark safe rates available from Treasury Notes and 

bonds of comparable maturities to the estimated holding period.  Many portfolio analysis experts 

equate stock and real estate investments as roughly comparable over the long term, with real estate 

slightly less volatile.  PricewaterhouseCoopers reports discount rates ranging from 6.50% to 

12.50%, with a mean of 8.61%.  However, keep in mind that these rates reflect national investment- 

grade product.  However, as we discussed in the capitalization rate section, the security of the 

income stream appears average with average opportunity for growth. As a result, our selection of 

the discount rate is 9.50%.   

 

Terminal Capitalization Rate - In recent years, when the market struggled, a terminal 

capitalization rate higher than the "going-in" capitalization rate was used to account for the higher 
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risk attributable to the older age of the subject improvements toward the end of the projection 

period.  However, because we project the subject property to remain at stabilized levels throughout 

most of the cash flow period, the risk associated with the subject property remains the same 

throughout the investment life.  Therefore, we chose a terminal capitalization rate of 8.25%. 

 Growth Rates - We assumed market rent and other income to remain increase 3.00% 

annually. After considering historical patterns, future expectations, and predictions of economists, 

fixed and operating expenses and replacement allowances are also expected to increase 3.00% 

annually.  These growth rates reflect escalation factors used by market participants. 

 Sales Commission- We apply 5.00%. 

Value by Income Approach - Discounted Cash Flow 

 The "NET INCOME" row of income estimates is utilized in estimating the present worth of 

income streams, and the eleventh year is utilized in estimating the value of the reversion. 

 From the spreadsheet detailing the cash flow analysis, the indicated Market Value by the Discounted 

Cash Flow Approach of $1,499,072 is rounded to $1,500,000. 
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SSAALLEESS  CCOOMMPPAARRIISSOONN  AAPPPPRROOAACCHH    

The value of the subject derives from an analysis of comparable sales in the subject area.  

We analyzed the comparable sales on the basis of sale price per ƒ  .  We gathered numerous sales 

offering a firm indication of what the subject property is now worth.  We used Strip Center and 

Retail Building sales in the metro area.  The methodology applies adjustments to the comparable 

sales for any differences compared to the subject characteristics.  The comparable sales range from 

$168.75/ ƒ  to $247.50/ ƒ  for buildings or units ranging in size from 8,000 ƒ  to 16,750 ƒ  .  The 

following table summarizes the comparable sales: 

No. Name Sale Year Sale Area Sale Price
Location Date Built Price SF per SF

1 Hal's Package Store Jun-11 1984 1,980,000$   8,000 $247.50
1223 Columbia Dr
Decatur, GA 30032

2 Crabapple Park Feb-12 2008 2,227,500$   13,200 $168.75
30 E Crossville Rd
Roswell, GA 30075

3 Cross Creek Village Apr-10 2007 3,079,398$   16,750 $183.84
900 Duluth Hwy
Lawrenceville, GA 30043

4 Mansell Place Dec-10 1999 2,475,000$   14,473 $171.01
1605 Mansell Rd
Alpharetta, GA 30009

  BUILDING SALES SUMMARY

 
The Addenda contains details of the comparable sales and a location map.  The differences 

and adjustments to these comparable sales follow. 

Property Rights Conveyed  

A transaction price reflects the real property interest conveyed.  Ground leases often 

exemplify this.  The revenue-generating potential of a property can be limited by the terms of 

existing leases.  In the valuation process, adjustments reflect the differences between contract rent 

and market rent.  The appraiser then relates the market data to the subject property.  The appraiser 

must precisely define the real property rights conveyed in each comparable transaction selected for 

analysis.  
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Financing and Conditions of Sale  

In this scenario, adjustments equate the sales to market terms on a cash-equivalent basis.  An 

analysis of the comparable sales indicated that no special financing terms applied.  Each sale 

appears a "cash-to-seller" transaction or financed at or near market terms.  Therefore, no adjustment 

applies due to financing terms or conditions of sale.  Each of the comparable sales appears an arm's-

length transaction between willing buyers and sellers under no undue influence. 

Date of Sale  

This adjustment reflects the sales based on current market conditions.  Our research did not 

reveal actual resales or matched-pair sales that indicate a precise adjustment for time.  

Conversations with brokers and investors active in the subject area reveal that values had decreased 

beginning in 2008 and fell steadily over the past few years.  The prices began stabilizing in 2010.  

Despite the economic recession, the metro Atlanta real estate market remains still active.  The 

comparable sales are from 2010, 2011 and 2012.  We apply no time adjustment. 

Comparative Adjustments  

Adjustments for the differences of other value factors result from a matched-pair sales 

analysis.   

We stress 2-4 sales in our analysis which best characterize the subject.  The following 

adjustments derived from an analysis of the comparable sales and our experience with similar 

properties: 
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Sale 1 Sale 2 Sale 3 Sale 4
Sale Price/SF $247.50 $168.75 $183.84 $171.01
Sale Date Jun-11 Feb-12 Apr-10 Dec-10
Appraisal Date Apr-12 Apr-12 Apr-12 Apr-12
Months 10                 2                   24                    16                     
Time Adjustment/Year 0% 0% 0% 0%
Time Adjustment/Month 0.00% 0.00% 0.00% 0.00%
Total Time Adjustment 0.00% 0.00% 0.00% 0.00%
Time-Adjusted S.P. $247.50 $168.75 $183.84 $171.01
Adjustments:
    Location 5% 5% 0% 5%
   Access & Exposure 0% 0% 0% 0%
    Parking -5% 0% 0% 0%
    Size 0% 5% 5% 5%
    Quality 0% 0% 0% 0%
    Age/Condition 0% 0% -5% 0%
     Finish 0% 0% 0% 0%
Total Adjustments 0% 10% 0% 10%
Adjusted Sale Price/SF $247.50 $185.63 $183.84 $188.11

Mean (Average) $201.27
Unit Value Used $185.00

7,888 $185.00 = $1,459,280
MARKET VALUE Rounded $1,500,000

VALUE INDICATED BY THE SALES COMPARISON APPROACH

SUMMARY OF ADJUSTMENTS
SALES COMPARISON

We emphasize  Building Sales 2-4.  We estimate Market Value of the subject 
property near the middle of the range indicated by these Sales.  We estimate 
Market Value by the Sales Comparison Approach at $185.00/sf.  
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RREECCOONNCCIILLIIAATTIIOONN  

The value indications for the subject property follow: 

 

INCOME APPROACH.........................................................................$1,500,000 

SALES COMPARISON APPROACH ................................................$1,500,000 

 

The Income Approach considers contract rents, market rents, expenses, and investors’ 

assumptions and yield requirements.  The Income Approach provides a good indication of Market 

Value for properties purchased for investment.  In this case, the subject property is 80% leased.  The 

Income Approach proves most the reliable indication on investment property.  This approach reflects 

the value of the building in use for an investment. We rely on this approach. 

The Sales Comparison Approach provides a meaningful indication of Market Value due to the 

recent sales of similar Strip Center buildings in the subject market.  The Sales Comparison Approach 

reflects the value of the subject property for an investor as well since it is multi-tenant property.  We 

rely on this approach.  

 

In the final analysis, we emphasize on both the Income Approach and the Sales Comparison 

Approach and interpolate the values to an estimate of Market Value for the subject property.  

Conclusion  

Based on the foregoing, The Market Value as of April 23, 2012 is: 

 
ONE MILLION FIVE HUNDRED THOUSAND DOLLARS 

($1,500,000) 
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CCEERRTTIIFFIICCAATTIIOONN  

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 by the reported assumptions and 

limiting conditions and is 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 the report has been prepared in 
conformity with the Uniform Standards of Processional Appraisal Practice. 

• I have made a personal inspection of the property that is the subject of this report No one provided 
significant real property appraisal assistance to the person(s) 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 Appraisal Practice of the 
Appraisal Institute. 

 
 

 
 

 

 
Kayla Schlemmer 
Principal Appraiser 
Certified Real Estate Appraiser No. 3329 



44 

Schlemmer Appraisal 

QUALIFICATIONS OF APPRAISER 
Kayla P. Schlemmer 

Schlemmer Appraisal Company 
1928 Lake Lucerne Dr SW 

Lilburn, Georgia 30047 
404 617 9162  kschlemm@comcast.net 

Certified Appraiser #3329  
EXPERIENCE: 
2008 to Present: Principal, Schlemmer Appraisal Company 
1995 to 2008: Kirkland & Company Senior Appraiser 
16 years of full-time appraisal and real estate consultation experience involving residential, commercial, 
industrial properties in 23 States.  Discounted cash flows involve ARGUS.  Five years experience in Real 
Estate Brokerage.   
1979 to 1995: City and Regional Planner 
City and Regional Planning including work in Maine, New Jersey, North Carolina, Louisiana, and Georgia. 
Extensive work in coastal issues: Town Planner for seaport town of Yarmouth Maine, Senior Planner with 
the State of Maine Coastal Program where oversaw Harbor Planning & Planning Grant Program. Director of 
Planning for Coastal Georgia Development Center which provided regional planning and local planning for 
the entire 9 county coastal regional of Georgia.  . 
Appraisal of all types of Commercial Real Estate in metro Atlanta.  Appraised over 1,500 properties. 
Extensive experience with Office, Retail, Multifamily & Industrial Property Valuation.  Emphasis on intown 
“New Urban Development”, issues involving zoning and development regulations and tenant occupied 
investment properties.   
Island Properties Marinas & Waterfront Properties –. Appraised properties on Cumberland Island, 
Georgia including raw land & Plum Orchard Mansion.  Wassaw Island, Georgia, Horn Island, Mississippi, 
Cat Island Mississippi:, Round Island & Deer Island, Mississippi:, Naval Base at Singing River Island near 
Pascagoula, South Padre Island, Texas.  Clients include: National Park Service, The Trust for Public Lands, 
Nature Conservancy, and private parties.  Appraised Marina & Waterfront property on Lake Lanier, 20,000 
acre Cain Hoy Plantation in Charleston, South Carolina, Marina on Fripp Island, SC; Consolidated Yacht 
Corp. & Marina, Miami, Fl., Maritime Metals Ship Dismantling Facility, Port Arthur, TX., Waterfront 
Property in downtown Savannah, Ga.  
Historic Properties – Appraised Barnsley Gardens near Rome, Georgia, Plum Orchard Mansion on 
Cumberland Island, several homes and land within the Martin Luther King Jr. Historic District of Atlanta, 
Ga., Historic Whitehall Mill in Athens, Ga., Bass High School (converted to loft apartments using the 
Secretary of Interior Standards), Atlanta, Ga. 
EDUCATION: 
BA - Arizona State University, Majored in Anthropology, Graduated summa cum laude. 
Masters of City and Regional Planning, University of North Carolina at Chapel Hill, Majored in land use 
and real estate development.  
Courses in Historic Preservation, Armstrong University, Savannah, Ga.    
Marina Appraisal Course completed 2003 from the International Marina Institute. 
PROFESSIONAL AFFILIATIONS: 
(Georgia) State Certified Real Property Appraiser (No. 3329) 
Certified Real Estate Broker, State of Georgia 
Member of American Institute of Certified Planners (AICP) 1981 
Phi Beta Kappa 1976 
Phi Kappa Phi 1976 
CLIENTS: Pension Funds, Industrial Corporations, Banks, Mortgage Bankers, Trusts, Insurance 
Companies, Real Estate Investors and Developers, Governmental Agencies, Attorneys, Architects, 
and Certified Public Accountants. 
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QUALIFICATIONS OF APPRAISER 
Mead P. Schlemmer 

Schlemmer Appraisal Company 
1928 Lake Lucerne Dr SW 

Lilburn, Georgia 30047 
404 702 2375 Mschlemm1@comcast.net 

Registered Appraiser #335527 
EXPERIENCE: 
2008 to Present: Schlemmer Appraisal Company 
3 year of full-time appraisal experience involving residential, commercial, industrial properties in two States.  
Discounted cash flows involve ARGUS.   
Appraisal of all types of Commercial Real Estate in metro Atlanta.  Appraised over 100 properties. 
Extensive experience with Office, Retail, Multifamily & Industrial Property Valuation.  Emphasis on in town 
“New Urban Development”, issues involving zoning and development regulations and tenant occupied 
investment properties.   
 
 
EDUCATION: 
BA – University of West Georgia, Majored in Philosophy. 
Appraisal Education 
Appraisal Principles 
Appraisal Procedures 
National Uniform Standards of Professional Appraisal Practice 
Appraisal Institute 
General Appraiser Income Approach (Part I) Jun 2 - 5, 2009  
General Appraiser Site Valuation & Cost Approach May 4 - 7, 2009  
Real Estate Finance Statistics and Valuation Modeling Apr 1 - May 1, 2009  
General Appraiser Sales Comparison Approach Mar 30 - Apr 2, 2009 
 
PROFESSIONAL AFFILIATIONS: 
(Georgia) State Registered Real Property Appraiser (No.335527) 
Appraisal Institute Member 
 
CLIENTS: Pension Funds, Industrial Corporations, Banks, Mortgage Bankers, Trusts, Insurance 
Companies, Real Estate Investors and Developers, Governmental Agencies, Attorneys, Architects, 
and Certified Public Accountants. 
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Name : 3,310 SF Strip Center
Street Address/Location : 2754 E College Ave
City/County/State : Decatur, GA 30030

Lessee : undisclosed
Verification : Van A. Yon (404) 978-2288
Lease Term : 5 Years
Leased Date : Apr-12
Leased Area : 3,310 Sq. Ft.  
Rent Per Square Foot : 13.61$             

Expenses  
    Real Estate Taxes : Lessee
    Insurance : Lessee
    Structural Maintenance : Lessor
    Utilities : Lessee
    CAM : Lessee

Remarks:
 

 Rental No. 1

Strip center located on East College Avenue in Decatur Georgia. This strip center 
located near the subject and is a little smaller thatn the subject.



Name : Acme Lofts
Street Address/Location : 537 W. Howard Ave
City/County/State : Decatur, GA 

Lessee : Thinking Man
Verification : Chuck Bosserman
Lease Term : 5 years
Lease Date : Apr-12  
Leased Area : 3,036 Sq. Ft.  
Rent Per Square Foot : $22.11

Expenses
    Real Estate Taxes : Lessee
    Insurance : Lessee
    Structural Maintenance : Lessor
    Utilities : Lessee
    CAM : Lessee

Remarks:
 

 Rental No. 2

Part of the Acme Lofts complex.The Acme lofts is a mixed use center located on 
W.Howard Ave in Decatur Georgia. The Thinking man Taven is a popular 
restaurant.



Name : East Decatur Station
Street Address/Location : 111 New Street 
City/County/State :  Decatur, GA 30030

Lessee : PADV
Verification : Chuck Bosserman
Lease Term : 5 years
Lease Date : April-12  
Leased Area : 2,418 Sq. Ft.  
Rent Per Square Foot : $18.70

Expenses
    Real Estate Taxes : Lessee
    Insurance : Lessee
    Structural Maintenance : Lessor
    Utilities : Lessee
    CAM : Lessee

Remarks:
 

 Rental No. 3

This property is   located New Street in Decatur Georgia. This Strip center is 
similar to the subject property. Net  Lease Adjusts to $21.75sf MG 



Name : Pharr Road Shopping Center
Street Address/Location : 308-326 Pharr Rd NE
City/County/State : Atlanta, GA 30305

Lessee : Cleaners
Verification : (404) 419-9400
Lease Term : 5 Years
Lease Date Apr-12
Leased Area : 3,000 Sq. Ft.
 Rent Per Sq. Ft. : $30.00
Gross Building Area  16,000 Sq. Ft.

Expenses  
    Real Estate Taxes : Lessee
    Insurance : Lessee
    Structural Maintenance : Lessor
    Utilities : Lessee
Remarks:
 

Rental No. 4

This is a strip center located up in Buckhead, Georgia. The rent is $30/sf. The location is 
better than the subject.Net Rent is adjsuted upward $3.50 to $33.50/sf



Name : The Jane
Street Address/Location : 439 Memorial Drive
City/County/State : Atlanta, GA

Lessee : Café of Life
Verification : (404) 419-9400
Lease Term : 5 Years
Lease Date Apr-12
Leased Area : 1,459 Sq. Ft.
 Rent Per Sq. Ft. : $15.50
Gross Building Area  12,714 Sq. Ft.

Expenses  
    Real Estate Taxes : Lessee
    Insurance : Lessee
    Structural Maintenance : Lessor
    Utilities : Lessee
Remarks:
 

Rental No. 5

This is mixed use center located up in Atlanta, Georgia. The rent is$15.50/sf. This rent is 
located across from Oakland Cemetary. The Jane has many Tenants ranging from  hair 
Salons to Chiopractors. Atlanta’s historic Grant Park neighborhood, the Jane is an exciting
and creative mixed-use redevelopment project offering 33,000+ Sq Ft of Commercial 
Space and eight bi-level lofts named The Lofts at the Jane.Net rent adjsuts up $2.25/sf
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Name : Hal's Package Store
Address : 1223 Columbia Dr
City/County/State : Decatur, GA 30032
 :  
Grantor : First Intercontinental Bank
Grantee : Golden Forest Property Inc
Verification : Golden Forest Property Inc
 :
Year Built : 1984
Sale Price : $1,980,000
Sale Date : Jun-11
Land Area : 0.650 Acres
Building Area : 8,000 Sq. Ft.
Price / SF : $247.50
Land/Bldg. Ratio : 3.54
Zoning : C1
Gross Income : $168,000 GIM: 11.79
Net Income : $160,000 Cap Rate: 8.08%

Remarks:
 

Comparable Sale No. 1

Verified details with the PT 61 tax records. New buyer currently runs Golden 
Forest Spirits and could possibly be a new location or relocation from current 
place in Decatur.  Street Frontage: 155 feet on Columbia Dr (with 2 curb cuts).  
This adjacent to  and part of the site of Belvedere Plaza.





Name : Crabapple Park
Address : 30 E Crossville Rd
City/County/State : Roswell, GA 30075
 :  
Grantor : Crabapple Park Partners LLC

Grantee : Crabapple Park Retail, LLC
Verification : Fain Hicks
 : (404) 812-4094
Year Built : 2008
Sale Price : $2,227,500
Sale Date : Feb-12
Land Area : 1.280 Acres
Building Area : 13,200 Sq. Ft.
Price / SF : $168.75
Land/Bldg. Ratio : 4.22
Zoning : C2
Gross Income : $192,720 GIM: N/A
Net Income : $182,160 Cap Rate: 8.18%

Remarks:
 

Comparable Sale No. 2

On 2/29/2012 Crabapple Park Partners, LLC sold Crabapple Park at 30 E Crossville Rd Ro
GA30075 to Crabapple Park Retail, LLC for $2,227,500. Both parties used a broker. The p
13,2000-square-foot shopping center that was 86.4% leased during time of the sale. It was 
9.24% cap rate.





Name : Cross Creek Village
Address : 900 Duluth Hwy
City/County/State : Lawrenceville, GA 30043
 :  
Grantor : Federal Trust Bank
Grantee : KTC Properties LLC
Verification : Phil Ryan
 : (770) 729-2843
Year Built : 2007
Sale Price : $3,079,398
Sale Date : Apr-10
Land Area : 1.780 Acres
Building Area : 16,750 Sq. Ft.
Price / SF : $183.84
Land/Bldg. Ratio : 4.63
Zoning : AA012
Gross Income : $351,750 GIM: 8.75
Net Income : $246,225 Cap Rate: 8.00%

Remarks:
 

Comparable Sale No. 3

16,750 square-foot retail center was sold for $3,079,398 on 4/14/10. Property was 77.73% leased at tim
cap rate. Tenants at time of sale: Alfred Rhonden - Hair Salon; Einstein Bros Bagels; Luxury Nail & S
Panda Express; The Mattress Firm; T-Mobile / US Mobile Inc.





Name : Mansell Place
Address : 1605 Mansell Rd
City/County/State : Alpharetta, GA 30009
 :  
Grantor : Dexia
Grantee : Noonan-Mansell Place LLC
Verification : Tony D'Ambrosio
 : (404) 574-1048
Year Built : 1999
Sale Price : $2,475,000
Sale Date : Dec-10
Land Area : 1.410 Acres
Building Area : 14,473 Sq. Ft.
Price / SF : $171.01
Land/Bldg. Ratio : 4.24
Zoning : Commercial
Gross Income : $212,753 GIM: 11.63
Net Income : $202,115 Cap Rate: 8.17%

Remarks:
 

Comparable Sale No. 4

Dexia Real Estate Capital Markets sold the property at 1605 Mansell Rd to 
Noonan-Mansell Place LLC for $2,475,000 on December 28, 2010. The 14,473 
square foot retail building was sold as an investment property. Tenants at time of 
sale: Cellco Partnership; Lenny's Sub Shop; Original Mattress Factory; ReMax of 
GA; Unicall Communications; Waffle House; We Buy Gold.
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