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450 Vale Park Rd, Suite B
Valparaiso, IN 46385
(800)837-2371

December 21, 2018
Mr. Stuart D. Summers
Valparaiso Redevelopment Commission
166 Lincolnway
Valparaiso, IN 46383
Re:

Appraisal Report of
Property located at
603 Indiana Avenue
Valparaiso, IN 46383

Dear Mr. Summers:
In accordance with your request, and for the purpose of estimating the market value of
the subject property, we have inspected the property and have made a study of matters
pertinent to the valuation process as of December 15, 2018.
The accompanying report describes the method of appraisal and contains pertinent data
covering our investigation of the market value of the subject property. This appraisal
report has been prepared in conformity with USPAP requirements with regard to
appraisal reports. Appraisal reports contain enough information so as to be credible
and not to mislead the reader.
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:
a. buyer and seller are typically motivated;
b. both parties are well informed or well advised, and acting in what they consider
their own best interest;
c. a reasonable time is allowed for exposure in the open market;
d. payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
e. 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.
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Mr. Stuart D. Summers
December 21, 2018
Based on this study, it is our opinion that the fee simple market value of the subject
property “as is” and “as vacant”, as defined herein, as of December 15, 2018, is:
“As Is”
THIRTY-THREE THOUSAND ONE HUNDRED AND NO/100 DOLLARS
----------------------------------------------($33,100.00)-----------------------------------------“As Vacant”
FORTY-FIVE THOUSAND AND NO/100 DOLLARS
----------------------------------------------($45,000.00)------------------------------------------

Respectfully submitted,

Frank Odar Jr. (Electronic Signature)
Indiana Certified Residential Appraiser
#CR49400441

_____________________________________
Kimberly A. Redelman (Electronic Signature)
Indiana Certified General Appraiser
#CG40100128
NOTE:

No title letter or abstracting was provided. In the event that any of this information would
reveal any easements, encroachments, encumbrances, or liens, etc. which are detrimental to
the value of the property, we reserve the right to amend this report accordingly.
The value contained herein is based upon the improvements being razed, the site being
divided and being developable. If any of the extraordinary assumptions contained in the
report are found to be incorrect, we reserve the right to amend this report accordingly.
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SUMMARY OF SALIENT FACTS
Location

:

603 Indiana Avenue, Valparaiso, IN 46383

Assessor’s Parcel #s:

64-09-24-419-004.000-004

Type Property

:

Residential

Site Size

:

66 x 132 = 8,712 S.F.

Zoning

:

The subject property is zoned NC, Neighborhood
Conservation per the City of Valparaiso Zoning Department

Flood Plain Status :

Flood zone X per panel #180127C0210D, dated September
30, 2015.

Highest & Best Use :

Commercial

Approaches to Value:
Cost Approach

Not Applicable

Sales Comparison Approach

$ 33,100.00 “As Is”
$ 45,000.00 “As Vacant”

Income Capitalization Approach

Not Applicable

Reconciled Value Estimate:

$ 33,100.00 “As Is”
$ 45,000.00 “As Vacant”

Date of Valuation:
NOTE:

December 15, 2018

No title letter or abstracting was provided. In the event that any of this information would
reveal any easements, encroachments, encumbrances, or liens, etc. which are detrimental to
the value of the property, we reserve the right to amend this report accordingly.
The value contained herein is based upon the improvements being razed, the site being
divided and being developable. If any of the extraordinary assumptions contained in the
report are found to be incorrect, we reserve the right to amend this report accordingly.

"Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be
used for any purpose by any person other than the party to whom it is addressed without the written
consent of the appraisers, and in any event only with the proper written qualification and only in its
entirety. This appraisal report has been prepared for the exclusive benefit of the client addressed herein.
It may not be used or relied upon by any other party. Any party who uses or relies upon any information
in this report, without the preparers’ written consent, does so at his own risk."
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Market Value Appraisal
Property located on the
603 Indiana Avenue
Valparaiso, IN 46383
IDENTIFICATION OF THE PROPERTY:
The subject has a common street address of 603 Indiana Avenue. The legal description
per the County Assessor’s records is Woodhulls Add Lot 2 Blk 23.
SCOPE OF WORK AND PURPOSE OF THE APPRAISAL:
The scope of this appraisal includes making a personal inspection of the appraised
property and providing an appraisal report using acceptable methods and techniques.
The purpose of the assignment is to estimate the fee simple market value of the subject
property, and this report is prepared in compliance with the Uniform Standards of
Professional Appraisal Practice (USPAP). This appraisal report includes photographs of
the subject property. There is also a description of the subject property and the subject’s
market area. Pertinent data and analyses not shown in this report may be retained in
our file for the subject property. Data obtained is from various sources such as property
owners, real estate brokers, lenders, buyers, and sellers. The data is considered
reliable and has been verified when possible.
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:
a. buyer and seller are typically motivated;
b. both parties are well informed or well advised, and acting in what they consider
their own best interest;
c. a reasonable time is allowed for exposure in the open market;
d. payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
e. 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.
The client and intended user is the client addressed herein. The intended use is for
owner’s value. The effective date of the appraisal is December 15, 2018, which was the
date of the inspection.
The highest and best use analysis in this report is relatively brief and does not
encompass a full feasibility study.
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Property Rights Appraised:
The subject property is vacant land with no known leases in place. Therefore, the fee
simple value is the value sought in this appraisal report. A Fee Simple Estate as
defined by The Dictionary of Real Estate Appraisal, 5th Edition, published by the
Appraisal Institute 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.”
Legal title for the subject property is presently held by Kaminski, Paul & Kelly
Description of the Approaches to Value:
The appraisal process is an orderly program by which the market value of almost any
type of real estate can be estimated. The process involves acquiring, classifying,
interpreting, and translating pertinent market data and information into a conclusion of
value through consideration of one or more of the three accepted appraisal methods;
namely, the Cost Approach, the Sales Comparison Approach, and the Income
Capitalization Approach. Each of the preceding named approaches to value
incorporates the principal of substitution, which implies that a prudent purchaser will pay
no more for property than it would cost to acquire an equally desirable substitute
property, assuming no costly or long delay is encountered in making the substitution.
In the Cost Approach, value is set by the amount a rational person will pay to purchase
a site and construct a building of equal desirability and utility, without undue delay. This
approach measures the agents in production....labor, material, and land. The Cost
Approach is most applicable to new construction and buildings that are a few years old.
Since the subject consists of vacant land, this approach has not been developed.
In the Sales Comparison Approach, assuming the property is replaceable in the market,
value is set by the cost to acquire an equally desirable substitute property without a
costly or long delay. This approach measures the actions and attitudes of informed
buyers and sellers in the open market.
In the Income Capitalization Approach, value tends to be set by the effective investment
necessary to acquire, without undue delay, a comparable income property offering an
equally desirable net income return. This procedure converts anticipated future income
to be derived from ownership of the property into an estimate of present worth or value.
The subject property is vacant land with no known leases, therefore, this approach is
not applicable.
The reconciliation, final estimate of value, and certification are the expression of our
final judgment as to the estimate of value of the property, based on the valuation
approaches used. Depending on the amount and reliability of the data which we have
been able to accumulate, we may elect to draw conclusions to the value of the property
based upon a blend of the values indicated by the three approaches.
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On other occasions, a single approach or two approaches may be given more emphasis
in the final estimate because one or the other may be deemed to provide the best
evidence for a rational conclusion of value.
In any case, our reasoning is discussed under the heading for the final estimate of value
and then the required certification is completed. The subject property has been
appraised through completion of the Sales Comparison Approach.
Assignment Conditions:
The subject has 2-unit property that has fire damage and the improvements have no
value per the client. We have been asked to appraise the subject “as-is” with the
burned-out building on it and we have been asked to appraise the property with the
extraordinary assumption that the building is removed and ready to be developed “asvacant”.
The rule which applies to this assignment is the Uniform Standards of Professional
Appraisal Practice (USPAP). There are no supplemental standards or jurisdictional
exceptions to be considered.
ENVIRONMENTAL STATEMENT:
No environmental assessment or soil investigation of the subject site has been
provided. Please refer to the limiting conditions section as it relates to this matter.
Observation reveals no visual evidence of pollution. However, we are not qualified in the
area of environmental matters and competent persons should conduct an environmental
hazard study if so desired. In the event that such a study would reveal environmental
hazards, we reserve the right to amend this report accordingly.
HISTORY OF THE PROPERTY:
No sales of the subject property have been found in the past 5 years. The last recorded
transfer of the subject is September 6, 2007. Public records do not show a sales price.
The property transferred from Binder Properties LLC to Paul and Kelly Kaminski.
LOCATION AND DESCRIPTION OF AREA:
The subject property is located on the north side of Indiana Avenue. This location is 1
block south of Lincolnway and approximately 1.5 blocks west of Garfield Avenue. All
public utilities are available. There are sidewalks and rolled concrete curbs.
City of Valparaiso:
Valparaiso, located in Northwest Indiana, is the county seat for Porter County, Indiana,
and is essentially a residential community with a population that is growing at a slow but
steady pace. According to the 2010 Census, the population was 31,733 persons. The
population for 2016 was 33,104 persons or an increase of 4.32%.
For many years, commercial activity in Valparaiso has been principally centered in the
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older, central core of the community, around the courthouse square. However,
commencing in the late 1960's, new commercial development began to take place along
North Calumet Avenue in the northern part of Valparaiso. Additional commercial
development has occurred east of the downtown area along Lincolnway and along U.S.
30. The highest concentration of recent commercial/industrial activity taking place is at
the interchange of S.R. 49 and S.R. 2 (LaPorte Avenue). Several large commercial
chain businesses serve as anchors in this area known as Valparaiso Market Place and
Porter’s Vale.
Valparaiso also has a number of small industries which are located either within its
corporate limits or in nearby unincorporated areas in Center and Washington
Townships. Situated in the community is Valparaiso University, a private liberal arts
four-year undergraduate college together with a fully accredited law school. The
Academic undergraduate population of the University is about 3,500. The Valparaiso
school system has a fully accredited elementary through secondary system. Churches
representing most denominations are located throughout the area.
Valparaiso has a mayoral-city council form of government and the community provides
excellent police and fire protection. NIPSCO provides gas and electric for the entire
city. The city has its own sewer and water utility plants which are part of the municipal
government. The primary mode of transportation in the Valparaiso area is the private
vehicle. The city has the V-Line bus transit system which serves various locations
within the city.
Regional Description:
Porter County, Indiana, has for many years been mostly a rural area with Valparaiso as
the county seat. It has also been known as a recreational area because of its extensive
beaches and sand dunes along the south shores of Lake Michigan. The continuing
growth found in Porter County was provided great impetus with the coming of the Port
of Indiana, Midwest Steel and Bethlehem Steel on the southern shores of Lake
Michigan and the establishment of the Dunes Area National Lakeshore in the 1960’s.
In addition, the opening to the public of I-94 in the early 1970’s helped provide easier
access to Porter County from Illinois, Porter County, and southern Michigan.
The population of Porter County was 165,537 in 2011. The population for 2015 was
167,688 persons an increase of 1.3 percent from 2011. Part of this increase is
attributable to the continued industrial and commercial growth in Porter County and part
of this increase is attributable to a number of Lake County residents and Illinois
residents moving to Porter County to take advantage of Porter County’s generally lower
property tax rates and its less congested, more rural atmosphere. The Chicago South
Shore and South Bend railroad traversing north Porter County provides commuter
access to employment centers in downtown Chicago.
In 1996, three riverboat casinos were opened in Gary and Hammons on the southern
shore of Lake Michigan. In 1997, two more riverboat casinos opened in East Chicago
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and Michigan City. However, Porter County voters voted down a proposal for riverboat
casinos. Therefore, gambling enterprises will not be found in Porter County.
Lake County, Indiana has for many years been known for its large steel and oil refining.
TAX DATA:
Per the Porter County Treasurer’s office, the 2017 pay 2018 property tax for the subject
parcel is $3,311.74. However, the taxes reflect improvements on the parcel and once
the improvements are removed the taxes will change to reflect removal.
DESCRIPTION OF THE PROPERTY:
The subject site is rectangular in shape with frontage along Indiana Avenue of 66’ and a
depth of approximately 132 feet. There are sidewalks and curbs in the subject location
and all public utilities area available. There is an alley way that runs along the east side
of the subject parcel.
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Floodplain Classification:
The site appears to be located in a Flood Zone X. This is shown on map panel
180127C0204D, dated September 30, 2015. This is an area that is not prone to
flooding.
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Wetlands Classification:
According to the U.S. Department of the Interior wetlands maps, the subject property
appears to contain one small area of wetlands. However, we are not experts in
wetlands and the final authority is the U.S. Army Corps of Engineers.
ZONING:
The subject property is zoned NC 60; Neighborhood Conservation per the City of
Valparaiso Zoning department. Please refer to the zoning map and Unified
Development Ordinance provided below and the following pages for permitted uses and
lot size standards.
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PRESENT USE AND HIGHEST AND BEST USE:
The subject property is an 8,712± SF. vacant site zoned Neighborhood Conservation.
In regard to highest and best use, USPAP regulations require a statement of highest
and best use as to the land as vacant. Subsequently, a statement of highest and best
use in regard to the property as presently improved is also required. The definitions
which are utilized are based upon that found in "The Dictionary of Real Estate
Appraisal", 5th Edition, published by the Appraisal Institute, 2010, as follows:
1.

Highest and Best Use - The reasonably probable and legal use of vacant land or
an improved property that is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteria the
highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity. Alternatively, the probable use of
land or improved property – specific with respect to the user and timing of the
use – that is adequately supported and results in the highest present value.

2.

Highest and Best Use of Land or a Site as though Vacant - Among all
reasonable, alternative uses, the use that yields the highest present land value,
after payments are made for labor, capital, and coordination. The use of a
18 | P a g e

property based on the assumption that the parcel of land is vacant or can be
made vacant by demolishing any improvements.
3.

Highest and Best Use of Property as Improved - The use that should be made of
a property as it exists. An existing improvement should be renovated or retained
as is so long as it continues to contribute to the total market value of the property,
or until the return from a new improvement would more than offset the cost of
demolishing an existing building and constructing a new one.

In estimating Highest and Best Use, there are essentially four stages of analysis:
(1) Physically Possible - To what use is it physically possible to put the site?
(2) Legally Permissible - What uses are permitted by zoning and deed restrictions?
(3) Financially Feasible - What uses are economically and financially feasible under
current and projected market conditions?
(4) Maximally Productive - What use is estimated to be the most profitable
among the alternatives that are physically possible, legally
permissible, and financially feasible?
Now, brief answers are given to these four questions:
(1)

The subject tract has frontage on Indiana Avenue, However, access is from
Indiana Avenue only. It is assumed that the site is large enough to be
developed.

(2)

As noted under the zoning section of this report, a variety of commercial and
residential development is permitted.

(3)

On parcels such as the subject, commercial uses typically will be financially
feasible provided there is sufficient demand in the market for the commercial
development that would be located on the site

(4)

The subject property has frontage along Indiana Avenue and the site is assumed
to be large enough for development.

Based on the surrounding uses, development of the site with an improvement that
conforms to surrounding uses as demand dictates.
This brief highest and best use analysis is not to be construed as a feasibility study.
There is no trend in evidence which would indicate a higher and better use for the
subject property at the present time.
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ESTIMATED MARKETING AND EXPOSURE TIMES:
An estimate of marketing and exposure time is required. Marketing time is the estimate
of how long it would take to sell the subject if it were to be put on the market for sale.
Exposure time is how long the subject would have been on the market if it were selling
on the date of value. In regard to current marketing conditions for the subject, a brief
study of marketing times for properties in the market area has been made. Based on
other properties in the market, the estimated exposure time for the subject on the date
of value is from three to six months.
In regard to marketing time, that is the period it would take to sell the subject if it were
put on the market as of the date of value, I believe that the estimated marketing time
and exposure time for the subject property are similar, three to six months.
SALES COMPARISON APPROACH TO VALUE:
The Sales Comparison Approach, commonly referred to as the market approach,
predicates a value estimate for a property on a contrast of similar sold properties; that
is, prices paid, prices asked, and offers made for properties having characteristics
similar to those of the property being appraised. Carefully verified and analyzed market
data are considered to offer a reasonably accurate indication of value for a property,
since market transactions tend to reflect the actions of typical buyers, sellers, users, and
investors.
The Sales Comparison Approach is based on the principle of substitution which implies
that a prudent purchaser is not warranted in paying more to buy or rent a property than
it would cost to buy or rent a suitable substitute property. The accumulation and
analysis of market data is intended to indicate the market value of the subject property,
or the most likely price at which it would sell if offered on the market.
Similarities, as well as dissimilarities, must be recognized in this comparison method.
Consequently, the most accurate and dependable value conclusion is one that has
been based on a contrast of related data. Those differences which affect the relative
desirability and utility of the data being analyzed assist in arriving at a logical estimate of
market value for the subject of the study. The degree to which those differences add to
or subtract from the sale price of each data property results in an adjusted sale price
range, which tends to bracket the value of the property being appraised. Items for
which adjustments can be made include factors such as property rights conveyed,
financing terms, conditions of sale, market conditions (date of transaction), site area,
neighborhood and locational amenities, physical and condition characteristics, and
related site improvements.
Under this section, recent sales of vacant land similar to the subject are shown. Then,
adjustments are made to account for differences in size, location, and other variances in
order to estimate the value of the subject land. Shown on the following pages are the
most pertinent of the various sales considered.
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Sale 1
Location:

355 Lincolnway, Valparaiso, IN

Sale Price:

$95,000.00 ($12.39/S.F.)

Date of Sale:

April 29, 2016

Source:

Multiple Listing Service and Public Records

Zoning:

CP; Central Place

Comments:

This location on Lincolnway is superior to the subject as Lincolnway
is the main roadway in the downtown area of Valparaiso and
Indiana Avenue is a secondary roadway.

Land Size: 7,667 S.F.

Utilities: All Available
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Sale 2
Location:

452 Chicago Street, Valparaiso, IN

Sale Price:

$530,000.00 ($5.43/S.F.)

Date of Sale:

March 2017

Source:

Broker in Sale and Public Records

Zoning:

NC, Neighborhood Conservation

Utilities:

All available

Comments:

Land Size: 97,574±S.F.

This site is the old St Paul School building. The purchase
price was $530,000.00 and the improvements were razed for
an additional cost of $150,000.00, indicating an adjusted
value of $680,000.00, or $6.97 per square foot. The site is
proposed for the construction of 48
condominiums/townhomes.
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Sale 3
Location:

305 Union Street, Valparaiso, IN

Sale Price:

$25,000.00 ($3.73/S.F.)

Date of Sale:

October 6, 2017

Source:

Broker and Public Records

Zoning:
Comments:

Residential

Land Size: 6,708 S.F.

Utilities: All available

This is a parcel is located on the north side of Union Street,
south of Lincolnway. This is an inferior location compared to
the subject.
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With these sales listed, adjustments are made to each sale as follows.

Subject
Date of Sale:
Sale Price:

Size of Site (SF.):
Sale Price/Ac.:

Sale 1

Sale 2

Sale 3

4/29/2016

3/1/2017

10/6/2017

$95,000

$680,000

$25,000

8,712

7,667

97,574

6,708

N/A

$12.39

$6.97

$3.73

Fee Simple

Fee Simple

Fee Simple

Fee Simple

----

----

----

Property Rights
Conveyed:
Adjustment:

Cash to Seller Cash to Seller Cash to Seller

Financing Terms:
Adjustment:
Conditions of Sale:
Adjustment:

----

----

----

Arm's Length

Arm's Length

Arm's Length

----

----

----

Market Conditions:

----

----

----

(Time Adjustment)

0.00%

0.00%

0.00%

Adjusted Price/Ac.:

$12.39

$6.97

$3.73

Superior

Corner/Sup

Inferior

-40.0%

-50.0%

40.0%

All

All

All

All

0.00%

0.00%

0.00%

Average

Average

Average

Average

0.00%

0.00%

0.00%

CP

NC

Res

-20.00%

0.00%

0.00%

Similar

Larger

Smaller

0.0%

30.0%

0.0%

Net Adjustments:

-60.0%

-20.0%

40.0%

In $ per Ac.

-$7.43

-$1.39

$1.49

$12.39

$6.97

$3.73

$4.96

$5.58

$5.22

Location/Visibility:

Interior

Adjustment:
Utilities
Adjustment
Access:
Adjustment
Zoning

NC

Adjustment
Size:
Adjustment:

Add Comparable
Adjusted Sale Price:
Indicated Value/Ac.:

Reconciliation under the Sales Comparison Approach:
The greatest difficulty encountered by appraisers is the lack of vacant land parcels in
the subject area. The subject it located near the downtown area of Valparaiso, which
has been built up for many years. There is very little vacant land available forcing the
appraisers to use one sale that had the building razed in order to develop the vacant
site, one sale of vacant land along Lincolnway, which superior to the subject and one
sale in an inferior location further from the downtown area.
The property right conveyed in all of the sales is fee simple. No financing adjustments
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are made to the sales since they involved the payment of cash to the seller. No
condition of sale adjustments are made to the sales since they are reported to be arm’s
length transactions. No time adjustments are made due to stable market conditions.
Sales 1 and 2 area adjusted downward for location. Sale 1 has access and visibility
from Lincolnway, which is the main roadway that runs through the downtown area of
Valparaiso. Sale 2 has access from three roadways and is superior to the subject. Sale
3 is located in an inferior area, further from downtown and is adjusted upward.
Sale 1 has a superior zoning compared to the subject and is adjusted downward.
Size adjustments are warranted as a larger parcel will generally sell for less on a per
unit basis than a smaller one all other characteristics being equal. Therefore, those sale
2 which is larger than the subject area adjusted upward. Sale 1 and 3 are smaller,
however, the variance is not large enough to make a difference on a per unit basis in
the market.
Based on the foregoing, we believe that $45,000.00 or approximately $5.16 per square
foot is a reasonable estimate of value for the subject property.
Due to the very limited sales data, we have also used the allocation method as
secondary method to estimate value for the subject property. We have found improved
properties that have recently sold in the area and applied the assessed value ratio to
the sales to extract the land value. The sales uncovered are shown on the next page.
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Address

Total

AV

% AV

Allocated

Site

Indicated

AV

Land

to land

Land Value

Size/SF

Value/SF

$123,000

$118,200

$23,800

20.14%

$24,766

4,356

$5.69

$129,900

$124,100

$23,800

19.18%

$24,912

4,356

$5.72

$138,000

$154,600

$29,400

19.02%

$26,243.21

6,534

$4.02

$142,500

$166,900

$33,000

19.77%

$28,175.55

8,712

$3.23

$164,000

$173,900

$27,000

15.53%

$25,462.91

7,128

$3.57

$182,000

$175,000

$33,000

18.86%

$34,320.00

8,712

$3.94

$169,500

$167,000

$28,400

17.01%

$28,825.15

6,055

$4.76

Sales Price

607 Indiana Avenue
Valparaiso, IN

507 Chicago St
Valparaiso, IN

607 Valparaiso St
Valparaiso, IN

610 Valparaiso St
Valparaiso, IN

704 Lincolnw ay
Valparaiso, IN

602 Indiana Ave
Valparaiso, IN

255 S Valparaiso St
Valparaiso, IN

The above data suggest a value range from $3.23 per square foot to $5.72 per square
foot and tends to support the value of $45,000.00 (as-vacant).
We have been asked to estimate the value “as is” with the current improvements. As
previously stated in the report, the improvements need to be razed and contribute no
value to the site. To provide the “as is” value the cost to raze the improvements must
be deducted from the land value. The estimated cost based on Marshall Valuation is
placed at $5.00 per square foot. This is shown as follows:
Land Value
Cost to raze the improvements
Residence
Garage
Shed
Total SF
Indicated Value “As Is”

$45,000.00
1,676 SF
575 SF
130 SF
2,381 SF x $5.00/SF =

$11,900.00, rounded
$33,100.00
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Location Map

RECONCILIATION AND FINAL VALUE ESTIMATE:
The Sales Comparison Approach is the only pertinent approach for the subject since it
is entirely vacant land as explained previously. The final value estimate relies solely on
this approach.
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Assumptions and Limiting Conditions


It is assumed that the construction and use of the appraised property, if improved,
complies with all public authorities having jurisdiction, including but not limited to the
National Environmental Protection Act and any other applicable federal, state,
municipal, and local environmental impact or energy laws or regulations.



The Americans with Disabilities Act (ADA) became effective January 26, 1992. We
have not made a specific compliance survey and analysis of this property to
determine whether or not it is in conformity with the various detailed requirements of
the ADA. It is possible that a compliance survey of the property, together with a
detailed analysis of the requirements of the ADA, could reveal that the property is
not in compliance with one or more of the requirements of the Act. If so, this fact
could have a negative effect upon the value of the property. Since we have no direct
evidence relating to this issue, we did not consider possible non-compliance with the
requirements of ADA in estimating the value of the property.



It is assumed that the title to this property is good and marketable. No title search
has been made, nor have we attempted to determine ownership of the property.
The value estimate is given without regard to any questions of title, boundaries or
encroachments. It is assumed that all assessments are paid. We assume the
property to be free and clear of liens and encumbrances except as noted.



The legal description, if included herein, should be verified by legal counsel before
being relied upon or used in any conveyance or other document.



We are not familiar with any engineering studies made to determine the bearing
capacity of the land. Improvements in the area appear to be structurally sound. It is
therefore assumed that soil and subsoil conditions are stable unless specifically
outlined in this report.



Any exhibits in the report are intended to assist the reader in visualizing the property
and its surroundings. The drawings are not intended as surveys and no
responsibility is assumed for their cartographic accuracy. Drawings are not intended
to be exact in size, scale or detail.
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Areas and dimensions of the property may or may not have been physically
measured. If data is furnished by the principal or from plot plans or surveys
furnished by the principal, or from public records, we assume it to be reasonably
accurate. In the absence of current surveys, land areas may be based upon
representations made by the owner's agents or our client. No attempt has been
made to render an opinion or determine the status of easements that may exist. No
responsibility is assumed for discrepancies which may become evident from a
licensed survey of the property.



Our value estimate involves only the real estate and all normal building equipment if
any improvements are involved. No consideration was given to personal property,
(or special equipment), unless stated.



It is assumed that the property is subject to lawful, competent and informed
ownership and management unless noted.



Information in this report concerning market data was obtained from buyers, sellers,
brokers, attorneys, trade publications or public records. To the extent possible, this
information was examined for accuracy and is believed to be reliable. Dimensions,
areas or data obtained from others is believed correct; however, no guarantee is
made in that the appraiser did not personally measure same.



Any information, in whatever form, furnished by others is believed to be reliable;
however, no responsibility is assumed for accuracy.



The physical condition of any improvements described herein was based on visual
inspection only. Electrical, heating, cooling, plumbing, sewer and/or septic system,
mechanical equipment and water supply were not specifically tested, but were
assumed to be in good working order and adequate, unless otherwise specified. No
liability is assumed for the soundness of structural members, since no engineering
tests were made of same. The roof(s) of structures described herein are assumed
to be in good repair unless otherwise noted. The existence of potentially hazardous
material used in the construction or maintenance of the building, such as urea
formaldehyde foam insulation and/or asbestos insulation, which may or may not be
present on the property, has not been considered. In addition, no deposits of toxic
wastes, unless specifically mentioned herein, have been considered. The
appraisers are not qualified to detect such substances and suggest the client seek
an expert opinion, if desired.



It is specifically noted that the appraiser(s) have not conducted tests to determine
the presence of, or absence of Radon. We are not qualified to detect the presence
of Radon gas, which requires special tests and therefore must suggest that if the
buyer is suspect as to the presence of Radon or any other potentially hazardous
substances, he or she should take steps to have proper testing done by qualified
firms who have the equipment and expertise to determine the presence of this
substance in the property.
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If the client has any concern regarding the structural, mechanical or protective
components of the improvements described herein, or the adequacy or quality of
sewer, water, or other utilities, it is suggested that independent contractors or
experts in these disciplines be retained by said client, before relying upon this
appraisal.



The separate allocations between land and improvements, if applicable, represent
our judgment only under the existing utilization of the property. A re-evaluation
should be made if the improvements are removed or substantially altered, and the
land utilized for another purpose.



All information and comments concerning the location, neighborhood trends,
construction quality and costs, loss in value from whatever cause, condition, rents,
or any other data for the property appraised herein, represent the estimates and
opinions of the appraiser formed after an examination and study of the property.



Any valuation analysis of the income stream has been predicted upon financing
conditions as specified herein, which we have reason to believe are currently
available for this property. Financing terms and conditions other than those
indicated may alter the final value conclusions.



Expenses shown in the Income Approach, if used, are estimates only, and are
based on past operating history if available, and are stabilized as generally typical
over a reasonable time period. If we were not provided any income or expense
information, we have estimated them based upon our experience in the market.



The appraiser(s) is not required to give testimony or appear in court because of
having made this appraisal, with reference to the property in question, unless
arrangements have been made previously thereto. If the appraiser(s) is
subpoenaed pursuant to court order, the client will be required to compensate said
appraiser(s) for his time at his regular hourly rates, plus expenses.



All opinions, as to values stated, are presented as the appraiser's considered
opinion based on the information set forth in the report and their experience. We
assume no responsibility for changes in market conditions or for the inability of the
client or any other party to achieve their desired results based upon the appraised
value. Further, some of the assumptions made can be subject to variation
depending upon evolving events. We realize some assumptions may never occur
and unanticipated events or circumstances may occur. Therefore, actual results
achieved during the projection period may vary from those in our report.



Appraisals made subject to satisfactory completion of construction, repairs,
alterations, remodeling or rehabilitation, are contingent upon completion of such
work in a timely manner using good quality materials and workmanship and in
substantial conformity to plans or descriptions or attachments made hereto.
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It is agreed that the liability of the appraiser/consultant to the client is limited to the
amount of the fee paid as liquidated damages. The Appraiser/consultant
responsibility/liability is limited to the client, and use of this appraisal by any other
party shall be solely at the risk of the client and/or the other party.



A signatory of this appraisal is a State Licensed (Certified) appraiser. State and
Federal Privacy Laws control the use and distribution of each appraisal report to
protect any confidential information that might be contained therein. Therefore,
except as hereinafter provided, the party for whom this appraisal report was
prepared may not distribute copies of this appraisal report. Nor shall selected
portions of this appraisal report be given to third parties without prior written consent
of the signatories of this appraisal report.
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CERTIFICATION:
We certify that to the best of our knowledge and belief:
-

The statements of fact contained in this report are true and correct.

-

The reported analysis, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is our personal, unbiased professional
analyses, opinions, and conclusions.

-

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

-

We 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

-

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

-

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

-

Our compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value opinion, the attainment of
a stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.

-

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

-

Kimberly A. Redelman and Frank Odar Jr. have made a personal inspection of
the property that is the subject of this report.

-

We certify that by virtue of our training and experience that we are competent to
complete the appraisal in accordance with the competency provision of USPAP.

-

No one provided significant real property appraisal assistance to the persons
signing this certification.
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-

The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the Code of
Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute.

Based on this study, it is our opinion that the fee simple market value of the subject
property “as is”, as defined herein, as of December 15, 2018, is:
“As Is”
THIRTY-THREE THOUSAND ONE HUNDRED AND NO/100 DOLLARS
----------------------------------------------($33,100.00)-----------------------------------------“As Vacant”
FORTY-FIVE THOUSAND AND NO/100 DOLLARS
----------------------------------------------($45,000.00)------------------------------------------

Respectfully submitted,

Frank Odar Jr. (Electronic Signature)
Indiana Certified Residential Appraiser
#CR49400441

_____________________________________
Kimberly A. Redelman (Electronic Signature)
Indiana Certified General Appraiser
#CG40100128
NOTE:

No title letter or abstracting was provided. In the event that any of this information would
reveal any easements, encroachments, encumbrances, or liens, etc. which are detrimental to
the value of the property, we reserve the right to amend this report accordingly.
The value contained herein is based upon the improvements being razed, the site being
divided and being developable. If any of the extraordinary assumptions contained in the
report are found to be incorrect, we reserve the right to amend this report accordingly.
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ADDENDA
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SUBJECT PHOTOGRAPHS

View of subject looking north

View of subject looking south
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View of Garage and shed

Street view looking west
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Street view looking east
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Frank Odar Jr.
Valuation Consultant
Key Qualifications
Frank Odar is president of AER Group and Applied Engineering Resources, Inc. in
Valparaiso, Indiana and has valuation experience with many types of residential,
commercial and industrial grade properties including homes, apartments, aerospace,
automobile dealerships, manufacturing, television broadcasting, power generation,
resorts, hotels, offices, retail, supermarket, food service, processing, warehousing,
distribution, truck stops, pharmaceutical laboratory, light and heavy manufacturing,
recreational uses, and large multi-family and single family developments. Analysis of
these properties include lending appraisals, purchase price allocations, equipment
valuation, real estate valuation, federal tax reporting, condemnation, highest and best
use analysis, feasibility studies, and narrative FIRREA reporting for lending purposes.
Over the past several years Mr. Odar has provided clients with the following
professional valuation assistance:
Appraised over 6,000 local residential single family and multi-family properties for
mortgage lending, divorce, estate, foreclosure, insurable value, and for listing
purposes.
Appraised over 150 local single user commercial, industrial, retail, special
purpose, and manufacturing properties for mortgage lending, divorce, estate,
foreclosure, insurable value, and for listing purposes.
Assisted in the appraisal of over 45 retail stores as part of an acquisition. These
regional facilities were part of a larger $400 million transaction.
Allocation of purchase price analysis for a southeastern manufacturing concern
which included both real and personal property assets.
Narrative FIRREA reporting of a subdivision which included the purchase of
vacant land and the development of the property into a twenty five acre
residential community.
Assisted in the portfolio valuation of a series of bottling facilities located across
the United States.
Lease analysis for a major pharmaceutical laboratory located in the Midwest.
Project included determination of market rent for negotiation and the separation
of rent from services provided.
Appraisal of an industrially zoned parcel in which a total taking was eminent due
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to interstate highway plans.
Assisted in the appraisal of over 35 truck stops located across the United States.
The purpose of the appraisal was to secure primary financing as a result of an
acquisition.
Assisted in the appraisal of over 15 discount department retail properties located
in the western region of the United States. The purpose of the appraisal was to
secure primary financing as a result of an acquisition.
Assisted in the appraisal of over 10 industrial feed mills located in the Midwest
and southern United States. The purpose of the appraisal was to secure
secondary financing.
Assisted in the appraisal of over 15 industrial paper mills located throughout the
United States. The purpose of the appraisal was to secure primary financing as
a result of an acquisition.
Completed feasibility study for the further development of a support facility for a
major auto manufacturer located in the Midwest.
Completed over 3,000 federal depreciation and state use tax studies for financial
reporting. Included an allocation of construction expenditures into depreciable
tax lives. Also, completed Sales & Use Tax liability reporting for the
establishment of state tax credits in the State of Indiana and Texas. Assisted
clients with IRS reviews in support of Cost Segregation Studies.
A complete list of Clients served will be provided upon request.
Professional Affiliations and Education
Member - Foundation of Real Estate Appraisers
Member - National Association of Realtors
Member - Indiana Association of Realtors
Member - NAERA National Association of Environmental Risk Auditors
Member - American Association of Cost Engineers
Member - Association of Energy Engineers
Member - Marshall Valuation Service for Commercial Properties
Designation - CERS Certified Environmental Risk Screener
Subscriber - Commerce Clearing House Federal Tax Reporter
Subscriber - Commerce Clearing House State Tax Reporter
License - Real Estate Broker State of Indiana No. IB59200347
License - Indiana Certified Residential Real Estate Appraiser No. CR49400441
Degree - Purdue University Bachelors of Science - Construction Engineering
Degree - Purdue University Associates of Science - Architecture
Officer - MLS President in 1997 of GNIAR Greater Northwest Indiana Association of
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Realtors
Director - MLS of GNIAR Greater Northwest Indiana Association of Realtors
Appraisal Course Work (Partial List)
Course 2.1 Introduction to Income Property Appraising - NAIFA*
Course 2.2 Techniques of Income Property Appraising - NAIFA
Course 2.3 Condemnation Appraising - NAIFA
Course 4.7 Basic HUD Appraisal Requirements - NAIFA
Course 4.9 HUD Review Requirements - NAIFA
Course 5.0 Uniform Standards of Professional Appraisal Practice - NAIFA
Course 101 Principles of Environmental Risk Screening - NAERA*
Course 102 Certified Environmental Risk Screening - NAERA
Course 105 Uniform Appraisal Standards for Federal Land Acquisitions - NAIFA
*NAIFA - National Association of Independent Fee Appraisers
*NAERA - National Association of Environmental Risk Auditors
Professional Experience
Over the past 25 years Mr. Odar has worked in a professional appraisal and tax
consulting capacity with large valuation firms such as Valtec and Associates, Merrill
Lynch Business Brokerage and Valuation, Arthur Consulting Group, KPMG Peat
Marwick, and Bearing Point LLC. Projects were located both domestic and abroad with
a diverse list of fortune 500 clients. Early in his career he supervised construction
projects as an owner/architect representative. Due to his Construction Engineering and
Architectural background coupled with his project experience he has a diverse and
thorough understanding of machinery and equipment, and building systems and
components.
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QUALIFICATIONS OF APPRAISER
KIMBERLY A. REDELMAN
EDUCATION:
Appraisal of Fast Food Restaurants – August 2015 – McKissick
Appraising Land subject to Ground Leases – August 2015 - McKissick
Supervisor Course – April 2013 – Mark Ratterman
Uniform Standards of Professional Appraisal Practice – The Appraisal Education
Center – March 2012
Appraising and Analyzing Industrial and Flex Properties for Mortgage
Underwriting – McKissock June 2012
Appraising and Analyzing Retail Shopping Center for Mortgage Underwriting –
McKissock – May 2012
Appraising FHA Today - McKissock – June 2012
Private Appraisal Assignments – McKissock – May 2010
Land and Site Valuation – McKissock – May 2010
Indiana Appraisal Laws and Regulations – McKissock – April 2010
Ad Valorem Tax Consultation – McKissock -February 2010
Uniform Standards of Professional Appraisal Practice – McKissock – December
2009
The Dirty Dozen – McKissock – May 2008
The Basics of Fraud – McKissock – May 2008
The Cost Approach – McKissock – May 2008
Private Appraisal Assignments – McKissock, - May 2008
Uniform Standards of Professional Appraisal Practice, McKissock – November
2007
Indiana Law- McKissock – November 2007
Uniform Standards of Professional Appraisal Practice, Mark Ratterman – May
2005
Indiana Law- McKissock – June 2005
Case Studies in Commercial Highest and Best Use – October 2003
Uniform Standards of Professional Appraisal Practice, RECEP March 2003
Indiana Law, RECEP, March 2003
Appraising the Oddball, McKissock, May 2003
Appraiser Liability, McKissock, May 2003
Appraiser as an expert Witness, Appraisal Institute, June 2000
Advanced Income Capitalization, Appraisal Institute, March 2000
Basic Income Capitalization, Appraisal Institute, February 1999
Condemnation Appraising, National Association of Independent Fee Appraisers,
November 1998
Uniform Standards of Professional Appraisal Practice, Appraisal Institute, August
1997
Uniform Standards, of Professional Appraisal Practice, RECEP, July 1994
Various Banking courses

41 | P a g e

PROFESSIONAL EXPERIENCE:
Redelman & Associates, Inc. President, Appraiser
Vale Appraisal Group, Independent Appraiser
The Gorman Group, Ltd. October 1998, Appraiser
McCarthy & Associates, July 2000, Appraiser
Richard Adomatis & Associates, Research Analyst, Appraiser
R.B. Smith Co. – March 1989 – April 1991 – Insurance and Investment office
Indiana Federal Savings – March 1988 to March 1989 – Loan Collection
Supervisor
Northern Indiana Savings Association – July 1987 – March 1988 – Mortgage
Loan Servicing Department
First National Bank, Valparaiso – April 1984 – March 1987, Mortgage Loan
Servicing Department
TYPE OF PROPERTY APPRAISED:
Commercial
Industrial
Vacant Land
Mobile Home Parks
Condemnation
Campgrounds
Residential

Apartments
Shopping Centers
Subdivisions
Motels
Golf Course
Multi-family

PARTIAL LIST OF CLIENTS SERVED:
Indiana Federal Savings & Loan
LaSalle Bank
First National Bank,
First Savings Bank, Hegewisch,
Shirley Heinze Foundation
National City Bank
Banc One
National Park Service
State Highway Department
Town of Chesterton
Town of Merrillville
PROFESSIONAL AFFLIATIONS:
State of Indiana – Certified General Appraiser #CG40100128
State of Illinois – Certified General Appraiser #553.001998
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Chicago · San Francisco
(800) 837-2371
WWW.AERGROUP.COM

COST SEGREGATION ● APPRAISAL ● BUSINESS BROKERAGE

