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Harold R. Gearhart, MAI, SRA
Real Estate Appraiser and Consultant

P.O. Box 2256

Gaithersburg, Maryland 20886

Office: (301) 869-8811

Fax: (301) 869-8817

June 22, 2011
Mr. Kelvin L. Mitchell, Administrative Pastor

Mr. Glenn Culpepper, Esq.

Gingerich and Culpepper, LLC

10801 Lockwood Drive, Suite #330
Silver Spring, MD  20901 
Re:
Semi-Improved Institutional Land at 

14201 Old Stage Road in

Bowie, Maryland   20720
Dear Messrs. Culpepper and Mitchell:
At your request, we have completed a summary narrative appraisal and analysis of the Fee Simple Interest in the above referenced real property. The purpose of the appraisal is to estimate the overall property “as is” market value based on an analysis of the marketplace and to facilitate the acceptable approaches to value. The function of the appraisal and the ultimate value conclusion is intended for use in a contract of potential sale.  The subject prospective religious use property is generally not an investment grade property generating rental income streams and therefore, the Income Approach is not used in this appraisal.  

A modified Cost Approach is analyzed and used in this appraisal as the valuation includes the analysis of the site “as is”, which encompasses site improvements and a partially constructed religious/institutional structure.  The Sales Comparison Approach is used as the primary valuation method for the underlying unimproved land as it represents the most likely method a purchaser would use in evaluating the subject site as if completely vacant. The Market Approach discusses the reasoning for the selection of any comparables used in the analysis and correlates the value by sales comparison.  The Cost Approach analyzes the depreciated value of any improvements and is added to the value indicated by the Sales Comparison approach in order to determine overall property.  

Messrs. Messrs. Culpepper and Mitchell:
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The physical inspection of the real property, including the local environs and the analysis that form the basis of this report, have been conducted by the undersigned. The accompanying report includes the salient facts and pertinent data secured in our investigation including exhibits and details of the processes used to arrive at our conclusion of value.   This summary narrative appraisal report identifies the subject and the relationship of neighborhood demographics. Typical purchasers in this market are basing their decision to buy on cost to construct and market comparison with similar sites.   
As a result of our inspection of the property and the investigation and analyses undertaken and with emphasis on the Cost and Sales Comparison Approaches, it is our opinion that the indicated “as is” market value of the fee simple interest in the subject property known as the Trinity Community Church of Bowie at 14201 Old Stage Road in Bowie, Maryland, as of June 9, 2011 is:

Six Hundred and Fifty-Five Thousand Dollars

$ 655,000
The undersigned have no interest in the property and our employment and compensation are not contingent upon the valuation.  The appraisal report is enclosed and made subject to the conditions and comments herein.  This appraisal has been prepared in accordance with the current Uniform Standards of Professional Appraisal Practice (USPAP) as adopted by the Appraisal Foundation as mandated by the Office of Thrift Supervision and originated in conjunction with the Financial Institutions Reforms, Recovery and Enforcement Act of 1989 (FIRREA).

Please contact us if you have any question concerning this summary narrative appraisal.

Very truly yours,

Harold R. Gearhart, MAI, SRA

State of Virginia, Certified General, Certification # 4001-004898

State of Maryland Certified General, Certification # 04-394

District of Columbia, General Appraiser # GA10166

Heather D. Wright, Appraiser
State of Maryland Certified General #11935
Limiting Conditions and Assumptions
This appraisal was made with the following general and specific assumptions and/or limiting conditions:
1.

This property has been appraised as though free of liens, in responsible ownership, and under competent management. The information on which this appraisal is based has been obtained from sources normally used by Harold R. Gearhart, MAI and considered reliable, but is in no sense guaranteed.   

2.

Title to the property is assumed to be good and marketable and no responsibility is assumed by the appraiser for legal purposes.  An older survey of Lot 1, by Landesign, Inc. and filed April 4, 2006, was available for review by the appraisers.  Property lines, areas, etc. of record or otherwise provided, are assumed to be correct. It is further assumed that the title will be fee simple and covenants and restrictions will not hinder the functional utility of the site.  
3.

The writer is not required to appear in court, at depositions or give or supply oral, written or other testimony regarding any of the contents of this report, without prior agreement. 

4.

Users of this report are cautioned that the report's estimates of value and forecasts, if any, are based on historical observations. It is noted that the political and economic situation can change as to affect the value estimate contained herein.  The writer recommends periodic updates of the report. Harold R. Gearhart, MAI reserves the right to alter his opinion of value on the basis of information withheld or not dis​covered in the normal course of a diligent investigation.  Any use of extraordinary assumptions and hypothetical conditions might have affected the assignment results.

5.

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, public relations, news, sales or other media, without the written consent and approval of the author, particularly as to valuation conclu​sions, the identity of the appraiser or firm with which he is connected or any reference to the Appraisal Institute or professional designations.

6.

Possession of any copy of this report does not carry with it the right of publication, nor may it be used by any but the applicant without consent of the appraiser and/or appli​cant and, in any event, only in its entirety.

7.

Any information concerning the property furnished by the client and others to Harold R. Gearhart, MAI/SRA is assumed correct.  

8.
Hazardous Materials - No environmental report was provided to the appraisers.  Therefore, we have specifically assumed there are no environmental hazards associated with the property.  I make no representation regarding the presence or absence of asbestos, radon gas, underground storage tanks or other hazardous materials within the property site or existing improvements. A property inspection was conducted to ascertain size, layout, functionality, and condition of the partially constructed building and site improvements thereon. I have not conducted independent studies to determine the existence of hazardous materials, being neither schooled in such detection nor licensed to investigate the matter further.  I would recommend that a firm be employed who is expert in these matters to determine the extent of these conditions, if any.  Any discovery of land flaws believed to be hazardous would have an immediate impact on the marketability of the property, thereby possibly affecting value and the valuation premise. 
9.
Special Conditions - I have no reason to believe, from assignment briefs submitted to me or from my site inspection that the site is designated a Critical Area, Endangered Species Habitat, Wetlands, Archaeological Site, or Hazardous Materials Site.  Any such designation would have an immediate impact upon highest and best use and valuation, thereby possibly affecting value and the valuation premise.  I would recommend that an expert in these matters be consulted and an environmental audit be conducted.  
10.

All of the sales comparables were verified by direct contact with at least one of the parties to the transactions and/or using the Loopnet Data Service, Metropolitan Real Estate Information Systems, and public records which publishes significant information from recorded deeds.

11. Listing agreements are not a matter of record in Prince Georges County, so exact days on the market are difficult to estimate. The market value of the subject property is based on an estimated 270 to 365 days marketing period. 
12. As of the date of this report, Hal Gearhart, MAI/SRPA and SRA and Heather Wright, Maryland Certified General appraiser, have completed the requirements for the Continuing Education programs of the State of Maryland and/or the Appraisal Institute.
13. This valuation is predicated on the use of the Sales Comparison Approach to derive the indicated value of the site as if completely vacant coupled with the Cost Approach which analyzes the depreciated value of the partially completed site and building improvements thereon.  The value provided is an “as is” value for the property as it existed on June 9, 2011.  According to Ms. Karen Spears of the Prince George’s County permitting department, the only reference to the subject property in the permit database was a complaint filed on June 10, 2008 which claimed the owner was doing construction without a permit.  For purposes of this appraisal, it is assumed that any former permits for the subject construction have expired and are therefore no longer active.  The 2006 survey indicates that the subject site contains 326,618 square feet, or 7.4981 acres, of land area.  This figure, which differs slightly from the MRIS public record information, is used in this appraisal.
SUMMARY OF SALIENT FACTS AND CONCLUSIONS
PROPERTY APPRAISED:
Semi-Improved Land at 14201 Old Stage Road in Bowie, Maryland   20720
LEGAL DESCRIPTION:
The property is legally described as Lot 1 and Plat Liber/Folio 13095/66.  The property is situated on Map 46, Grid E4 in the land records of Prince George’s County.
PROPERTY TYPE:  
Partially Improved Institutional Property
OWNERSHIP:


Trinity Community Church of Bowie
INTEREST APPRAISED:

Fee Simple

PROPERTY AGREEMENTS:
Contract to Purchase dated May 5, 2011 for $600,000 by Potomac Conference Corporation of Seventh-Day Adventists.

LAND AREA:
326,618 square feet, or 7.4981 Acres

FOOTPRINT AREA:
~ 10,000 Square Feet
ZONING:
RR – Residential Rural
HIGHEST AND BEST USE:
Institutional Development
DATE OF VALUATION:            
June 9, 2011
SALES COMPARISON APPROACH:



Site Area Method
$ 475,000
COST APPROACH:



Depreciated Cost Estimates:
$ 180,000

FINAL VALUE ESTIMATE:


“As Is”:


$ 655,000
MARKETING PERIOD:

Nine to Twelve Months
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Scenes of Subject Looking South Toward Building Site and North Toward Street

SUBJECT PHOTOGRAPHS
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Scenes of Partially Complete Sanctuary and Classroom Section of Improvement 

SUBJECT PHOTOGRAPHS
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Scenes of Miscellaneous Construction Materials on Site and Upper Parking Lot
SUBJECT PHOTOGRAPHS
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Scenes Looking Northwest and West From Rear of Site
SUBJECT PHOTOGRAPHS
[image: image9.jpg]



[image: image10.jpg]



Scenes of Lower Parking Lot and Stormwater Management Pond along Old Stage Road
SUBJECT PHOTOGRAPHS
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Scenes of Old Stage Road Looking Northwest and Southeast
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Identification of the Property

The subject property is known as 14201 Old Stage Road in Bowie, Maryland 20720.  It is within the Bowie and Vicinity Master Plan area in Subregion 3 of Prince Georges County.
Legal Descriptiontc \l1 "Legal Description
The property is legally described as tax identification #07-3741667 and as Lot 1 on Grid E4, Map 46 in the land records of Prince George’s County. 
Purpose and Date of the Appraisal
The purpose of this appraisal is to provide an “As Is” Market Value opinion of the Fee Simple Interest in the subject property as of June 9, 2011, the date of this appraisal and our most recent inspection.

Function or Intended Use of the Appraisal
The appraisal is conducted assuming a sale on a cash basis and/or typical terms based on sales prospects considering existing economic conditions. The emphasis is on current market value as opposed to future market value.  This appraisal is intended for use in an asset valuation process and for use in a contract of potential sale evaluation.  No other use of this appraisal is intended.    

Intended User of the Appraisal
The intended user(s) of this summary appraisal report are Mr. Glenn Culpepper, Esquire on behalf of the Potomac Conference Corporation of Seventh-Day Adventists, care of Pastor Kelvin L. Mitchell.  No other users are intended.
Property Agreements
Based upon the appraisers’ knowledge as of the appraisal date, the property is under contract of sale for $600,000.  The subject property went under contract of sale on May 5, 2011 by/between the Trinity Church of Bowie (Grantor) and the Potomac Conference Corporation of Seventh-Day Adventists (Grantee).  
Definition of Value and the Interest Appraised
Accordingly, the pertinent terms may be defined as follows:
“Market Value”

"The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently, knowledgeable and assuming the price is not affected by undue stimulus. Implicit in this definition is consummation of a sale as of a specified date and passing 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 each acting in their own best interest.
c.
A reasonable marketing 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. *(1)


* (1) Rules and Regulations, Federal Register, Volume 55 No. 165, Page 34696
Fee Simple Interest         
"An absolute fee; a fee without limitations to any particular class of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation. A charitable estate." *(2)      

* (2) Appraisal Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Second Edition, p 120 
History of the Property

According to historical public records, the subject site currently known as Lot 1 was formerly two parcels known as Parcel 23 on the north, with 123,710 square feet, and Parcel 122 on the south, with 209,959 square feet.  Both parcels were owned by Roger and Mary Burgess and comprised a total land area of 333,669 square feet, or 7.66 acres.  After 1999 and the purchase of the two parcels by the Trinity Community Church of Bowie for $108,000 on February 26, 1999, the property was reconfigured into one site known today as Lot 1 at 14201 Old Stage Road and contains a total land area of 326,618 square feet, or 7.49 acres.  This 7,051 square foot, or 0.17 acre, difference in site size may be attributable to several easements which were indicated by Chicago Title Insurance Company documents within the contract of sale, although no recent survey was available for review by the appraisers to confirm this.  
Subsequent to the Trinity Community Church purchase in 1999, the institution contracted architectural and engineering firms and secured all permits necessary to begin construction on a 300+ person religious facility with a classroom “wing” and a sanctuary, to contain an approximate 10,000 square feet of institutional use building area.  According to a spreadsheet of costs incurred by Trinity Community Church provided by Glen Culpepper, the costs to date for construction of site and building improvements are $1,948,322, including $561,905 construction costs to the general contractor and the initial $108,000 land purchase.  After running out of funds to complete the project in 2008, the owner marketed the property for sale for the amount of $1,500,000.  The property was on the market for 345 days prior to expiration of the listing and ultimately yielded no contract of sale.  The property went under contract of sale in May, 2011.  
SCOPE OF WORK

This appraisal is presented in a Summary Report format as defined by Standard 2-2(b) of the Uniform Standards of Professional Appraisal Practice (USPAP).  The report is “summary” in that it is intended to contain only a summary of the information and reasoning that went into the valuation conclusion.  A summary report presents only brief discussions of the data, reasoning and analyses that were used in the appraisal process to develop the appraiser’s opinion of value.  Supporting documentation concerning the data, reasoning and analyses are retained in the appraiser’s files.  The depth of discussion contained in this report is specific to the need of the client and for their intended use.  The appraiser is not responsible for unauthorized use of this report.  This appraisal concerns the “as is” valuation of the fee simple interest in a partially constructed institutional facility known as the Trinity Community Church of Bowie at 14201 Old Stage Road in Bowie, Maryland.  The scope of this appraisal assignment includes the investigation of national and local social, economic and governmental trends as they affect and are related to the supply and demand of similar residential land and the investigation of building and site costs as they relate to institutional/commercial properties.
Investigations: 
Territory: 
Prince George’s County and Environs

Time Frame: 
June, 2009 to June, 2011
** 
An exterior inspection of the subject site and partially constructed site and religious improvements thereon, the most recent of which occurred on June 9, 2011, the effective date of the appraisal.
**
An analysis of county/local influences relative to similar vacant and semi-improved land sales in Prince George’s County and specifically in the subject surrounding Bowie area.  An analysis of site and building construction costs was also conducted.


**

Identification and analysis of comparable residential land sales, current listings, pending sales and purchase offers, regardless of price range, in the subject’s local market.  Data sources normally include Loopnet, Metropolitan Regional Information Services, county/public records and/or the area wide multiple listing system.  When possible, the data is verified by discussions with interested parties to the transactions and/or by public record verification of the data sources.  Motivations and concessions, if any, were determined and adjusted.  The appraiser performed due diligence to avoid the use of any non-arms length sales in the analysis.

**
Germane conversations with knowledgeable brokers, a developer, county employees, property managers, appraisers and other market participants.
**
The sales and listing history of the subject and comparable sales were reviewed.


**
No material information was intentionally withheld from the report.

COUNTY AND NEIGHBORHOOD DESCRIPTIONS
Overview:
The appraiser considered general and specific economic and demographic analysis of the nation, the greater Washington region, Maryland, Prince George’s County and the Bowie, Maryland area.  This data was developed by various government and private analysts. We considered demand for vacant and semi-improved residential land as evidenced by sales and offerings using Loopnet data services, public records and commercial real estate listings and sales published by the Metropolitan Regional Information Services and commercial real estate brokerage firms.  We conversed with institutional/commercial brokers, investors and talked with appraisers, developers and builders. We studied local development plans and analyzed potential and future use based on historical and current sales/listing activity relevant to vacant land and/or redevelopment land. 

Prince George’s County Analysis

The subject property is situated in Bowie, Maryland within the northeastern section of Prince George’s County.   According to the Maryland National Park and Planning Board, Prince George's County partially surrounds Washington, D.C. to the east/southeast and contains 487 square miles of land area.  According to the 2008 American Community Survey Fact Sheet for the county, the population of Prince George's County was estimated at 820,852 people in 2008 with a median age of 35.5 years.  The population in 2010 was approximately 872,600, which represents a 6.3% increase. The report indicates that the greatest segment of the population of Prince George’s County is between the ages of 35-44 years. Statistically, the ages of 25 to 45 years comprise the majority of the population, a factor which may be interpreted to equate to a strong, growing economic base and an increasing population from both attrition and births.  The latest published median household income data, based upon the update, was $72,166 for county residents.

Neighborhood Description – Bowie and Vicinity
The subject property is located in the suburban Bowie neighborhood of Prince George’s County.  The neighborhood is generally bounded by Route 50/John Hanson Highway on the south, Enterprise Road/Glenn Dale Boulevard on the west, Annapolis Road/Route 450 on the north, and route 197/Collington Road on the east.  Neighborhood shopping centers, strip-shop retail stores, commercial converted residences, low-rise office buildings, garden apartment buildings and places of worship border the main roads, which buffer the numerous older and newer housing developments along interior roads. The subject area includes the Bowie and Vicinity plan area suburban communities located west of Route 197/Collington Road and north of US 50. The subject site is situated within the southern section of the plan area.  The development history of this area follows a typical suburban pattern, with early settlements along rail and streetcar lines and rapid residential and commercial growth following the construction of major highways. The area’s proximity to Washington, D.C. and Baltimore made it an attractive location for commuters, both by car and rail and the area features standard “suburban form” defined primarily by neighborhoods of single-family homes and linear commercial development along major highway corridors.

Bowie and Vicinity Master Plan Area
The subject property is situated within the Bowie and Vicinity Master Plan area, within the western region known as the “developing tier” in Subregion 3 and Planning area 71A.  The 2002 Prince George’s County Approved General Plan presents the key visions, goals, and policies for the master plan area. The 1991 Approved Master Plan and Adopted Sectional Map Amendment (SMA) for Bowie-Collington-Mitchellville and Vicinity, Planning Areas 71A, 71B, 74A, and 74B, provided the basic framework for the land use recommendations in this plan. Generally, high-intensity land use activities are encouraged in the mixed-use activity centers, and land in the eastern Rural Tier is recommended to remain rural.

The vision for the portion of the master plan area that lies within the Developing Tier is a viable, residential community that provides low- to moderate-density, suburban, and diverse residential development, renovated mixed-use activity centers, multimodal transportation, and a Regional Center connected to a major transit hub supported by the required public facilities.  Most of the master plan area is located in the Developing Tier, which contains approximately 26,800 acres, or 41.9 square miles. Outside the City of Bowie, the bulk of development occurred during the 1990s and 2000s. About 25,000 acres, or 93.3 percent of the land, is developed or committed to development with approved site plans or subdivisions.  The undeveloped tracts are scattered throughout the Developing Tier. The goals for this plan area are to maintain low- to moderate-density land uses (except in the Bowie Regional Center and mixed use activity centers, plan for compact, high-intensity, pedestrian-oriented mixed-use development in the Bowie Regional Center, sustain existing suburban residential neighborhoods, encourage planned commercial centers as community focal points, encourage compact, planned employment areas, preserve and enhance environmentally sensitive areas and promote redevelopment and revitalization in

mixed-use activity centers in addition to other goals.  

The Bowie and Vicinity Master Plan designates four areas within the Developing Tier as mixed-use activity centers. These are specific locations where a pedestrian-oriented mix of residential, commercial, retail, office, civic, recreational, and open space land uses should be encouraged. Each center features a unique vision, and the master plan establishes the goals, policies, and strategies to achieve these visions.  The four mixed-use activity centers are Old Town Bowie, Bowie Main Street, West Bowie Village, and Pointer Ridge. They are generally located near the northern, eastern, western, and southern portions of the City of Bowie, which ensures that all citizens in the planning area have reasonable access to at least one center. Land use recommendations promote the evolution of each area into successful places where residents and citizens want to live, shop, work, and recreate. The subject property is not within a formal activity center but is only ¾ mile south of the West Bowie Village area, which is a mixed-use center with commercial, residential, office, and institutional uses integrated with open space in a pedestrian-friendly village setting.  West Bowie Village is located west of MD 197 and south of MD 450 and the area includes approximately 145,000 square feet of retail and employment uses. According to an historical economic analysis, the existing businesses capture more than half, or 56%, of the residential expenditures within a half-mile radius.  Transforming this automobile-oriented shopping center into a more pedestrian-friendly, neighborhood-oriented center would sustain the existing business community and increase retail sales while minimizing the potential negative impacts caused by the relocation and expansion of MD 450. It may also enhance the competitive position of the existing businesses at West Bowie Village relative to new retail development located west along MD 450 at Highbridge Road and in the Fairwood community. An opportunity also exists for new residential development to support the businesses in West Bowie Village. Residential uses could include single-family, zero-lot-line dwellings, or townhouses. Modest residential, retail, office and institutional uses would support the existing retail and aid in its retention. Residential and retail uses should orient toward Old Annapolis Road and development should be designed along a pedestrian-scaled village road with parallel parking, landscaping, a widened sidewalk, and a designated bike path.   
Fairwood Mixed-Use Planned Community

The subject property is due east and north of the recently developed Fairwood subdivision, a “planned, mixed-use community” developed by Rouse-Fairwood Development Limited Partnership and now operated by General Growth.  The original partnership was a joint venture of the original owners of the 1,100+acre property, formerly known as the “Fairwood Turf Farm”, and The Rouse Company, a development/management company.  In addition to executing the development plans for the community, the developer also developed the community's recreational amenities that will eventually be owned by the Fairwood Community Association. The Fairwood development will ultimately include a total of 1,800 homes, community swimming and tennis club, a 30-acre parcel of land was dedicated to the Maryland-National Capital Park and Planning Commission to be used as a soccer park and a preserved open space area of 350+ acres, or 35% of the total project area.  The Fairwood Green Shopping Center is the commercial “heart” of the Fairwood community and features a Safeway grocery anchor store, numerous smaller local and national retailers, a Safeway Fuel and PNC Bank pad site and a 120,000 square foot Community Center.  According to public records, the Fairwood-Rouse Development Limited Partnership sold 600+ legally recorded lots to Bowie Route 450 LLC on June 29, 2009 for the amount of $15,000,000.  This transaction included the section of Fairwood which is known as Phase II, Part Two which contains over 370 single-family planned lots which will are situated south of the subject along Old Stage Road.  According to the Prince George’s County Assessor Map 54, one of the main Fairwood subdivision roads, known as Fairview Vista Drive, is eventually planned to traverse the neighborhood in an east-west direction and will ultimately connect with Old Stage Road on the east, at Pleffner Court. According to Ms. Tamara Jovovic on July 16, 2011, the Fairwood subdivision is approximately 75% complete.
The subject property is surrounded on the west, south and east by a single family residential subdivision known as Old Stage Knolls and other nearby subdivisions include Woodmont Estates and the recently completed Birchmere Landing subdivision.  Entities within close proximity to the subject property include the Patuxent Montessori School directly across the street from the subject, the Collington Masonic Lodge, the Woodlawn Baptist Church along Church Road to the west and the Mountain of Fire and Miracles Ministry at 5506 Church Road to the north.  The Dixon Crossing subdivision by K. Hovnanian Homes or Maryland appeared to be under construction at time of inspection and consists of a 43+ acre parcel of land purchased in August 2010 for $2,200,000, or $1.15 per square foot of land area.  Church Road to the north terminates in a “T” at Old Annapolis Road which is a small secondary artery which parallels the rerouted Route 450.  Entities along Old Annapolis Road are more commercial/retail in nature and include the Bowie Towne Veterinary Hospital, T&T Liquors, the New Life Community Church, West Bowie Village Hall, the Redeemed Christian Church of God Victory Temple, Auto Pro, Goshen Foods, a “Best Pie” retail shop and Melvin Motors at west.  Route 450, which marks the northern boundary of the neighborhood, features more substantial and newer retail shopping centers with the High Bridge Village Market, a BP Gas station, a CVS Pharmacy, Capitol One Bank, Mi Hacienda restaurant, a barber shop, Jackson Hewitt tax services, a  drycleaners, the Wing Zone, Dental Care and the Holy Trinity Episcopal Church.

Public transportation is good from the main roads and all public utilities are available to the area. Overall, vacant land available for residential development within the immediate area appears to be moderate, with a few parcels currently offered for sale, although the larger parcels in the area immediately north and south of Route 50 appear to be owned by developers.  Based upon a survey of MRIS listed single family residential detached home listings and sales in the subject 20720 zip code area in the past year, at time of this writing there were 86 active listings and 74 contract sales.  There have been 192 settled conveyances in the past year which ranged in sale price from $61,000 to $860,000.  The typical residential property sold for 98.5%  of its final list price after an average of 79 days on the market.    The active listings range in asking price from $165,000 to $730,000, with an average list price of $376,345.  The average residential property listing has been listed on the market for an average of 144 days.  

The subject property is immediately surrounded by the Woodmont Estates and Old Stage Knolls subdivisions which were both developed over the past 10 to 23 years.  There have been 10 settled conveyances in these two subdivisions which ranged in sale price between $262,500 and $430,000, with an average sale price of $322,531.  The average property here sold for 97.7% of its final list price after an average of 76 days on the market.  Two more recently completed subdivisions along the east side of Old Stage Road near the subject include the Bryant and Kane Estate 8-lot subdivision along Denmar Lane and the 21-lot newest subdivision known as Birchmere Landing.  The Bryant and Kane Estates residences were constructed in late 2005 and initially sold on average for $622,000.  One more recent December, 2009 resale within this subdivision sold for $470,400, or 32% lower than when the homes were initially marketed.   One or two lots within Birchmere Landing appeared to be still available for residential development at time of inspection.  The 16.64 acres of land for this subdivision was purchased on October 16, 2003 for a total of $367,500, or $0.51 per square foot of land area and the homes were ultimately constructed in 2010 and early 2011.  A survey of recent conveyances indicates that there have been four sales in Birchmere Landing ranging between $416,756 and $519,697.  The typical property sold for 1.04% of its final list price after an average of 123 days on the market. 
Finally, several MRIS listed offerings, contracts and settled conveyances of lot/land available for development were reviewed to provided an indication of value in the 20720 zip code area.  At time of this writing, there were 12 MRIS listed active lot/land listings with asking prices ranging between $49,000 for a 7,500 square foot lot to $350,000 for a 217,800 square foot parcel.  Included in these offerings is a 1.22 acre lot at 5208 Church Road north of the subject for $220,000, or $4.14 per square foot.  This property has been listed on the market for 361 days.  Other active listings include 14021 Mount Oak Court at $199,900 for the 5 acre site, or $0.92 per square foot of land area.  It has been on the market over 1,500 days.  A foreclosure listing at 4910 Collington Road is offered for $140,000 for the 5 acre site, or $0.64 per square foot.  It has been on the market for over 600 days.  Three contract sales indicate asking prices between $1.28 and $3 per square foot of land area for a ½ acre and 11.2 acre parcel respectively.  This 11.2 acre parcel has two houses and is subdivided in 19 building lots, with most of the engineering complete.  This represents an offering of a site considered to be more useful as a redevelopment site.  Another contract sale is of a 0.78 acre parcel at 14101 Old Stage Road which is currently owned by the National City Bank since late 2008.  It is listed as a “foreclosure” sale and was recently reduced by $20,000 after being on the market over two years.  The $60,000 list price indicates a $1.77 price per square foot of land area.  The average days on market for the active listings is 467 and the average days on market for the contract sales is 79, not including the previous list time for the nearby property at 14101 Old Stage Road.
A survey of MRIS listed settled conveyances of lot/land parcels indicate only 3 conveyances in the past year.  The prices range between $30,000 for a 12,339 square foot lot, or $2.43 per square foot, and $2,200,000 for a 43.99 acre parcel north of the subject, or $1.15 per square foot.  None of these three conveyances are considered to be similar to the subject property.  The 43.99 acre site represents the conveyance of a large parcel west of Church Road, just south of Old Annapolis Road.   Now known as the Dixon Crossing subdivision, it was purchased by K. Hovnanian Homes of Maryland in August, 2010 and is currently under development and marketing of numerous single family detached homes.  
Conclusion and Observations of Neighborhood
The subject western Bowie neighborhood is strategically located between Baltimore, Maryland on the northeast and Washington, D.C. on the southwest.  Vehicles traverse this neighborhood when traveling into the Washington, D.C. city limits from northeast suburban locations and the area has recently undergone recent residential and supporting commercial growth.  The area should continue to provide adequate compatible commercial services for the inhabitants of the surrounding residential subdivisions and workforce population. There is good convenience of low-rise office buildings, retail shops and accessibility to transportation, public schools and recreation. 

PROPERTY DESCRIPTION

Description of the Site
While no architectural/site plans for the existing partially complete building were available for review by the appraisers, an older survey of Lot 1, by Landesign, Inc., was reviewed by the appraisers.  The site is somewhat “L” shaped and contains 7.4981 acres, or 326,618 square feet, of RR zoned land area, with almost 345 linear feet of frontage on Old Stage Road. The survey indicates a 39,064 square foot area of conservation/flood plain easement at the northwest section of the site and a 4,961 square foot storm drain easement area at the northern boundary of the site near the driveway/curbcut.  After a brief drop in topography from Old Stage Road to the culvert at the front, northern site boundary, the overall subject site is well above grade level of Old Stage Road and it has adequate visibility and accessibility from the road.  The overall site features an approximate 15’ to 20’ rise in topography from the road on the northern boundary up to a graded, level area at the mid-section of the site where the partially constructed building improvement resides.  Beyond the improvement site and upper parking lot, the site rises an approximate additional 10’ to 15’ in topography towards the rear southwest section, which is also level and appears to have been graded at one time.  
The site features adequate perimeter trees and there are two storm water management ponds and culverts flanking the two-lane driveway at the northern boundary of the site along Old Stage Road.  At time inspection, the subject site was improved with storm water management ponds, water/sewer utilities, a fire hydrant, a double wide concrete curbcut off the southwest side of Old Stage Road, concrete curbs and gutters along the driveway and throughout the multiple parking areas separated by medians,  poured concrete perimeter improvement footings with gravel infill, a steel frame shell for the classroom wing of the proposed improvement and a wall of concrete block creating the front wall of the proposed sanctuary.  
There are three substantial parking areas outlined with concrete curbs and gutters, one of which has been filled with gravel base and the other two which appeared to be dirt.  The driveway features packed gravel bed foundation but there is no asphalt on the site.  While the site has been excavated and graded, many areas appear to require additional clearing due to the re-growth of plants, bushes and weeds over the past two+ year period of no activity.  The steel purchased by the owner and brought in by the supplier/contractor remains on site and is available for use by the purchaser.  

The site features public water and sewer facilities and other public utilities are available including gas, telephone and electric. According to the National Flood Insurance Map #245208 0035C dated June 18, 1987 for Prince George’s County, there is no flood plain on the subject property, although the 2006 survey indicates a 100-year floodplain.  Based upon visual inspection of the property, there do not appear to be any additional ease​ments, encroachments or restric​tions that would adversely affect the utilization of the site other than the floodplain and storm drain easements noted.  The subject site is harmonious with the surrounding residential environment and is within close proximity to a major retail corridor, easily accessible to commercial/retail centers, employment and governmental centers.  ​​​​

Description of the Partially Constructed Improvement “As Is”
Construction of the subject partially completed religious/institutional structure, with an intended 10,000 square feet of building area, began in/around 2007, after which the current owner ran out of funds in 2008.  Other than the street, curb and gutter site improvements installed in 2010, no construction has occurred on the building improvement in the past 2+ years.  The improvement is situated in the mid-section of the site, well above grade level of Old Stage Road, and faces in a northeast direction.  There are two partially complete sections visible, a right “classroom” wing and the left “sanctuary” section.   According to the purchaser, they will retain the existing classroom wing but will have to demolish the sanctuary section in order to accommodate their 600+ parishioner base.  The classroom wing measures 33’ deep by an approximate 150’ wide and contains approximately 4,900 square feet of footprint area.  An additional triangular shaped section which appears to provide segue into the sanctuary section provides an additional 100 to 150 square feet of area, for a total of approximately 5,000 square feet.  At time of inspection, the classroom wing featured the poured concrete foundation and/or perimeter footings with gravel infill and affixed steel frame support beams.  This “shell” structure appears as if it might eventually accommodate a second above grade level due to the height of the horizontal steel beams which will ultimately support the roof deck.  The left sanctuary section features a completed, poured concrete perimeter foundation and/or footings with gravel infill and there was an entire front wall of concrete block erected in a half-moon formation with staggered depths.  There was no additional steel framing erected in this section.  Both sections of the partially complete building have experienced growth in weeds, bushes and foliage within the gravel base and around the perimeter foundation which will require additional clearing.  
Observations of the Site and Improvements

The site is situated along the south/southwest side of Old Stage Road within an interior location which resides well above the road.  The general immediate area features a combination of residential and institutional grade properties.  No hazards, noxious odors or nuisances were observed and the site is functionally adequate and harmonious with the surroundings, typical of institutional development within a residential area. Functional use of the site could have included almost any residential or institutional uses currently prevailing in the area. The site is suitable in size, configuration, topography and accessibility for its intended use as an institutional facility and is typical of other similar properties in the area.  The subject semi-improved site is under contract of sale and should provide a good location for an institutional facility such as the subject purchaser.  As a partially complete site, it is considered to be in average condition, with the need for some maintenance and clearing.
REAL ESTATE TAXES AND ASSESSMENTS
The subject commercial/retail property has been assessed by Prince George’s County for 2011 taxes as follows:

	Desrip
	Land Value
	Imprvmt Value
	Total Phase-In Value
	Tax Liability

	14201 Old Stage Road
	$ 134,920
	$ 0*
	$ 134,920
	$ 1,874



*Taxes will be re-assessed upon completion of the improvement and will increase accordingly.
ZONING

According to the Prince George’s County planning department, the subject property has a zoning designation of RR-Rural Residential.  In general, the purpose of the RR Zone is to provide locations for predominantly residential and/or permitted institutional uses such as single family detached residences, churches and schools.  The RR zone permits approximately ½ acre residential lots and subdivision lot sizes depend upon the date of recordation.  This zoning category also allows a number of non-residential permitted and special exception uses to include animal hospitals, Bed & Breakfast facilities, funeral parlors, kennels, places of worship, assisted living centers, family daycares and schools to name only a few.  The subject proposed institutional/religious use structure appears to be a readily permitted special-exception use within the RR zoning category and appears to conform to existing surrounding land use requirements.
HIGHEST AND BEST USE

According to the text Real Estate Appraisal Terminology published jointly by the American Institute of Real Estate Appraisers and the Society of Real Estate Appraisers, the highest and best use may be defined as follows:

"That reasonable and probable use that will support the highest present value, as defined, as of the effective date of the appraisal.  Alternatively, that use, from among reasonable, probable and legal alternative uses, found to be physically possible, appropriately supported, financially feasible, and which results in highest land value."

In light of the above definition, consideration has been given to the various factors affecting the highest and best use of the subject property including: location, market demand, neighboring property influences, zoning, and physical and economic factors.  Implied within these definitions is the recognition of contribution of that specific use to community environment or to community goals, in addition to wealth maximization of individual property owners. 

Analysis of the Site as if Vacant 
The optimum use of the subject site, if unimproved and available for development would be that use which would generate the greatest net return on the property over the economic life of the proposed improvements. In analyzing the highest and best use of the site as if vacant, careful consideration has been given to numerous limitations imposed by government, neighborhood uses and market demands to include land use regulation that prescribe permitted development such as (probable( and (legal( aspects of existing zoning ordinances, master and sector plans, local building codes and any historic codes; compatibility of properties located in proximity to the subject which relates to the most likely, appropriate, or supportable use of the property;  and an analysis of the physical building characteristics accepted by the marketplaces such as the size, structural density, layout, design, efficiency, etc., of economically and functionally successful institutional facilities.  The Highest and Best Use of the land as though vacant or the property as improved must meet four criteria.  The criteria are that the use must be: 1) physically possible, 2) legally permissible, 3) financially feasible, and 4) maximally productive.  These criteria must be analyzed sequentially in order to determine the highest and best use.  
The basic concepts of these criteria are as follows:

Physically Possible

The principal question for the property to be physically possible is whether or not the physical characteristics of the site would support a particular use. Factors considered concern size, shape, area, soil quality and terrain affect the uses to which land can be developed. Also, the utility of a parcel may depend on its frontage, shape, area or depth. The subject site is “L” shaped and contains over 7 acres of RR zoned land area, most of which appears to be developable.  The site features areas of steeply sloping terrain coupled with two main level, graded areas and it fronts on a “dead-end” secondary artery with average ingress and egress qualities.  There appears to be adequate drainage and no substandard soil or subsurface conditions which might limit the development of the site.  Therefore, the first criterion, physically possible, can be met by any number of uses, as the subject property is judged to be developable with standard construction techniques. 

Legally Permissible
Because the subject site is unaffected by unusual physical conditions, such as extreme slope or unworkable shape or size, the next step is to explore the legally permissible uses of the site. The zoning regulations, building codes, historic district controls, public and private restrictions and environmental regulations must be considered because they may preclude many possible highest and best uses. The most often encountered and widespread legal restriction is applicable zoning regulations, which may restrict the uses allowed on the site, limit allowable density, regulate building height, parking requirements, traffic circulation within the property and other limitations that must be satisfied during development. Depending upon the nature and location of a specific site, other regulations mentioned above may also have important consequences on highest and best use. In the case of the subject site, zoning regulations do indeed play a significant part in determining those uses that meet the second criterion, legally permitted. 

The property has a RR-Rural Residential zoning designation which allows for a wide variety of residential and non-residential permitted and special-exception uses.  There appear to be no major easements or encroachments which would preclude development of this land and the predominant land uses surrounding the subject site are residential, coupled with miscellaneous institutional or quasi-commercial development.  The size, configuration and location of the land, coupled with the RR zoning, make it most physically adaptable to either a small single family residential subdivision or a readily accepted institutional use.  The site is subject to the controls of Prince George’s County Planning and Zoning Office.  The existing partially complete institutional use structure and surrounding site improvements on the subject land appear to conform to the current RR zoning requirements as a permitted use. Therefore, the second criterion, legally permitted has been found to be sanctioned by the zoning and planning authorities.  The third and forth criteria are considered together after determining that it is physically possible and legally permissible to construct one or more uses. A financially feasible use considers that the improvements are able to produce enough income to satisfy the normal operating expenses, financial expenses and a specific return on investment capital. When considering the financially feasible uses, that use which provides the highest rate of return is generally that use which is maximally productive.  The marketability and the determination of the most profitable use, from a value maximizing point of view, requires consideration of demand for this type of property, that the asking prices set are affordable by the market, and that the subject would provide a product that is desired by the market.  Demand for institutional use land has been adequate in Bowie/ area and in the overall Prince George’s County area in recent years.  Demand for larger parcels for the intent of single family development in the past 3-5 years has been less robust, due to the lack of demand by investors and/or developers as a result of the current macro-economic conditions.  If the subject property were entirely vacant, it would currently be most suitable for a similar institutional use as is proposed for the subject site.  Currently, there is one potential development scenario for the subject property as if vacant. That is, to continue the current proposed use of the property as a religious facility.  This scenario yields the potential for greatest return.  As such, the Highest and Best use of the subject "as vacant" is to develop the land with a similar institutional use such as the subject Trinity Community Church entity.  

Analysis as Improved
As it exists, the subject site is improved with multiple site improvements and a partially complete religious-use structure, part of which will be retained and utilized by the purchaser.  There is a substantial concrete curb and gutter “outline” of all driveway and parking areas, a fire hydrant, utility conduits, water/sewer facilities and substantial gravel bed foundations in the driveway, upper parking area and partially constructed improvement.  Other site improvements include the partially complete church structure, part of which will be retained by the purchaser.  Changing the current use would involve demolishing all of the recently constructed improvements.  Past and current demand for institution oriented properties has been appropriately documented in Prince George’s County by construction, conversion and sale of a number of similar properties and/or land intended for similar development.  Relevant to the question of desirability, we have viewed the existing partially completed structure and the surrounding site improvements. We have found the terrain and topography to be functional, and suitable for the current proposed institutional use development.  In reaching a positive conclusion of current use and overall productability, we have given consideration to zoning, the market demand and the past performance of the property.

Highest and Best Use Conclusion
As it exists, the site and partially constructed religious use improvement thereon were found to be physically possible, legally permissible, economically feasible and maximally productive.  As such, the highest and best use of the subject property is its prospective “as complete” use as a finished religious/institutional facility. 
THE VALUATION PROCESS
The appraisal of real property should be a mirror of the marketplace.  As such, all appraisals are predicated on data, in whole or in part, obtained from the market.  While the appraisal process is not an exact science, it does involve a systematic process in which the problem is defined, the steps to solve the problem planned, all relevant data are compiled, classified, and analyzed.  This data is then converted into an estimate of value through the utilization of standard procedures and techniques developed through the combined experience of the appraisal profession.  The accepted appraisal procedure has been to use three approaches to value.  These approaches are: the Cost Approach, the Market Comparison Approach, and the Income Approach.  The subject semi-improved site, with partially constructed religious use structure, is generally not an investment grade property generating rental income.  Therefore, the property would most likely not be purchased for use as a rental or investment grade property to generate current income with the anticipation of capital appreciation and the Income Approach is not used in this valuation. 

The Cost Approach is often used when appraising newly improved or special use properties, such as the subject partially complete religious facility and site with existing site amenities.  In the case of the subject property, the recently invested costs to construct many of the existing improvements have considerable bearing on the overall value of the property and therefore, the Cost Approach is used as a primary valuation tool for the property “as is”.  Inherent within the Cost Approach is the valuation of underlying land or site area as if vacant.  Because business owners and investors compare sales information from competitive land sales, the Sales Comparison Approach is used to form an indicated value for the land and will be given sole consideration in the determination of the market value of the land as if vacant.  The Sales Comparison Approach, or Market, Approach involves the comparison of similar properties which have recently sold, with the subject property. The subject property is considered to be the base, or the norm.  Adjustments are usually made to the actual sales prices or the appropriate unit prices of the comparable properties to account for various factors of dissimilarity.  

When considering residential/institutional use land, these differences are typically found in the financing terms/concessions, time or dates of sale, location, zoning, physical characteristics such as site size and orientation and overall functional use or utility.  When the quantity and quality of sales within the marketplace are sufficient, this approach is very meaningful in the determination of market value.    

THE COST APPROACH

This approach provides an analysis of the physical value of the property; i.e., the current market value of the land “as if vacant” as indicated in the Market Comparison Approach, plus the depreciated value of the improvements. The latter is derived from an estimate of the cost to replace the improvements less accrued depreciation, if any, resulting from physical deterioration, functional obsolescence and locational obsolescence. The Cost Approach is founded in the valuation principle of substitution which indicates that no prudent purchaser would pay more for a property than the cost of acquiring a similar site and having similar improvements constructed without undue delay.  

The Cost Approach is typically most applicable when the property being appraised involves relatively new improvements representing the highest and best use of the land or when relatively unique or specialized improvements are constructed on the site and for which there exist few or no comparable sales in the market. Applicability also infers that there are adequate land sales to estimate the site value or sufficient justification for the extraction of land value. In addition, the approach is allied through the use of reproduction versus replacement cost; the former representing the cost to construct and exact duplicate of the property being appraised using the same materials and embodying all elements of deficiency, super-adequacy or other obsolescence as may be present. The replacement cost estimates used in this appraisal results in the cost estimation of structures with equal utility to the buildings being appraised and uses modern materials and design standards rather than representing an exact duplicate. Finally, the Cost Approach may be applied under various levels of cost calculations, ranging from the least detailed to the most specific such as the comparative unit method, unit-in-place method and the quantity survey method. For purposes of this appraisal and consistent with the actions of the market participants with less than detailed knowledge of cost components, the comparative unit method is used.

Construction Costs Relative to the Subject Building Improvement

The cost to construct the improvements has been developed via the "Comparative Unit Method" using various sources including the nationally recognized RSMeans Valuation Service, cost expenditures provided, appraiser observations of actual costs from file data, discussions with Butler Building representatives and David O. Almy, an Architect in Garrett Park, Maryland.   The two-section partially complete structure on the site consists of a 5,000 square foot classroom wing and a sanctuary section with concrete block walls designed to accommodate 350+ people.
Most reliance was placed upon current cost estimates derived from RSMeans for the multiple partially complete building improvement and from discussions with architects and builders.  Basic assumptions as to the type of construction and quality were discussed in the Description of Improvements section of this report. Both hard costs (actual components) and soft costs (finance costs, professional fees, taxes, licenses, insurance expenses and entrepreneurial profit) are calculated to determine the square foot building costs. After reviewing the cost data service and industry consultants, hard costs of approximately $30 to $40 per square foot is estimated for the 5,000 square foot classroom footprint and steel framing, $30 to $40 per square foot is estimated for the 5,000 square foot sanctuary section.  

Based upon a document provided by the purchaser which indicates the site and building improvement costs incurred by the Trinity Community Church of Bowie, there has been an approximate $1,840,000 in expenditures for the overall improvements, excluding the $108,000 original purchase price of the raw land in 1999.  The hard and soft costs which comprise the $1,840,000 indicated on the document encompass a wide variety of expenditures and are reflected in the chart below:  

Improvement Costs at Trinity Community Church Property  


Bowie, Maryland
	Type of Expenditure
	Cost
	Notes
	Market Impact

	Land
	$108,000
	1999 Purchase
	Yes, Valued Separately

	Architect/Design
	$ 325,600
	Classroom plans to be used
	Yes – Partial (25%)

	Permits
	$ 40,237
	Expired or non-existent
	No

	Tree Migration/Conserv.
	$ 55,288
	
	No

	Constr. Costs to Gen’l Contr
	$ 561,905
	
	No

	Excavation
	$ 268,000
	
	No

	Electrical
	$ 17,000
	
	Yes

	Utilities
	$3,508
	
	Yes

	Structural Steel
	$ 184,500
	Still on-site
	Yes – Partial (75%)

	Concrete Foundation
	$ 86,000
	
	Yes

	Street, Curb, Gutter
	$ 137,284
	Finished 2010
	Yes

	Liberty Mutual Bond Impv
	$ 161,000
	
	No

	Total
	$ 1,948,322
	
	

	Net of Land Purchase
	$ 1,840,322
	
	


From the preceding estimated replacement costs new, accrued depreciation is usually deducted. Accrued Depreciation is defined as: The difference between the reproduction or replacement cost of the improvements on the effective date of the appraisal and the market value of the improvements on the same date. Accrued depreciation can be attributed to three forms, namely:  1) physical wear and tear; 2) functional obsolescence due to super-adequacy or inadequacy; and 3) external obsolescence due to super-adequacy or inadequacy. Value diminution or defect resulting from forces external to the subject property could be economic (e.g. major employer closure, supply) or locational (e.g., residence fronting on highway). The semi-completed structure and site improvements have experienced some depreciation over the past 2 to 3 years since the inception of its construction and the depreciation will be deducted from their indicated cost as new. Physical depreciation is a result of the wear and tear of both long and short-lived items and is a factor relating to overall property condition.  Depreciation is based on upon age/life calculations. Remaining useful life is considered to be 20 to 30 years for the typical construction components which add value to the overall site.
Depreciation
The improvements that have been made to the subject property were installed between one and two-and-a-half years ago.  The structural steel and concrete foundations have been exposed to the elements during that time and have experienced some degeneration such as rust.  In addition, the stored steel is considered to add value to the site but would require some “retro-fitting” with any new architectural plans secured by the purchaser.  It is anticipated that this “after market” steel resource has value to a purchaser, but not to the full extent and cost that it has when new.  The gravel fill requires clearing and the overall partially complete site and building improvements have suffered some depreciation.  Therefore the calculation of depreciation involves subtracting the indicated depreciation from the replacement costs specified in the table below.   

	Type of Expenditure
	Original Cost
	Age/Life
	Depreciation
	Market Impact (Rounded)

	Architect/Design
	$ 325,600
	25% of initial costs
	$81,400
	$ 81,400

	Electrical
	$ 17,000
	2/20
	10%
	$ 15,300

	Utilities
	$3,508
	2/20
	10%
	$ 3,000

	Structural Steel
	$ 184,500
	75% of initial costs
	
	$ 138,000

	Concrete Foundation
	$ 86,000
	2/30
	7%
	$ 80,000

	Street, Curb, Gutter
	$ 137,284
	1/30
	4%
	$ 132,000

	Gravel Fill
	Unknown
	
	
	$ 25,000 (estimate)

	Total Deprec. Value
	
	
	
	$ 474,700


In conclusion, the depreciated value of the existing improvements which are considered to add value to the subject property “as is” is $474,700, which is rounded to $475,000.  The last step involved in the Cost Approach is the determination of site value, which is derived using a Sales Comparison Approach when there are ample sales in the market.  Then the Cost and Market Approaches are combined to arrive at the overall indicated market value. 

SALES COMPARISON OR MARKET DATA APPROACH
The Sales Comparison Approach, sometimes referred to as the Market Data Approach, has been defined as following:

(The Sales Comparison Approach is traditionally an appraisal procedure in which the market value estimate is predicated upon prices paid in actual market transac​tions and current listings; the former fixing the lower limit of value in a static or advanc​ing market (price-wise); and fixing the higher limit of value in a declining market; and the latter fixing the higher limit in any market.  It is a process of analyzing sales of similar recently sold properties in order to derive an indica​tion of the most probable sales price of the property being appraised.(
The reliability of this technique is dependent upon (a) the avail​ability of comparable sales data, (b) the verifica​tion of the sales data, (c) the degree of comparability or extent of adjust​ment necessary for time differences, and (d) the absence of non‑typical condi​tions affecting the sales price.

When the quantity and quality of the sales data is sufficient, these adjustments are best determined through the interactions of typical buyers and sellers transacting within the subject's market. The comparable sales, once adjusted, will indicate a value range for the subject property. The most significant unit of comparison that will be employed in valuing the subject land as if vacant will be the price paid per square foot of land area. 
We searched the Prince George’s County sales marketplaces, with emphasis on sales within the subject Bowie/Glenn Dale area and similar surrounding areas, in an effort to determine the market value of the subject parcel.  The search for vacant land sales within the Bowie and northeastern Prince George’s County area within the past one and a half years yielded some reasonably similar comparable sales which were selected as the most similar to the subject property.  However, the search for comparable sales was expanded to encompass development areas within the wider eastern Prince George’s County market place in order to find comparable sales with larger site areas.  These sales are briefly summarized on the comparative grid table.
         Market Comparison – Vacant or Semi-Improved Residential Land Sales - Adjustment Table

	Item


	Subject

Property
	Sale

No. 1
	Sale

No. 2
	Sale

No. 3
	Sale

No. 4
	Sale

No. 5

	Address
	14201 Old Stage Road, Bowie, MD
	18020 Queen Anne Bridge, Bowie, MD
	11030 Prospect Hill Rd, Glenn

Dale, MD
	Lot 10 McKendree Rd, Brandywine, MD
	9760 Rosaryville Rd, Upper Marlboro, MD
	17909 Queen Anne Rd, Upper Marlboro, MD

	Grantor
	Trinity Community Church
	F. Thornton
	R. Spivey
	Accokeek Realty Inc.
	R. Procopia
	C. Rosemond

	Grantee
	Potomac Conf. Corp of 7th Day Adv.
	R & A Rose
	J. Pollard
	R. Macia
	The Assembly for Worship
	E & I Reed

	Legal Desc.
	Lot 1, Map 46
	32185/245
	31455/372
	31815/74
	32732/071
	31476/350

	Sale Date
	N/A
	11/18/2010
	2/25/2010
	6/25/2010
	5/17/2011
	3/4/2010

	Sale Price
	N/A
	$ 150,000
	$ 156,000
	$ 130,000
	$ 116,000
	$ 245,000

	Financing

Concess.
	N/A
	Cash or Equiv.

None Known
	Cash or Equiv.

None Known
	Cash or Equiv.

None Known
	Cash or Equiv.

None Known
	Cash or Equiv.

None Known

	Source
	Pub. Records/

Int/Ext Inspec
	Int/Ext Inspec.

Pub.Rec/MRIS
	Ext. Inspec.

Pub.Rec/MRIS
	Ext. Inspec.

Pub.Rec/MRIS
	Ext. Inspec.

Pub.Rec/MRIS
	Ext. Inspec.

Pub.Rec/MRIS

	Location
	Suburb-Good
	Suburb-Good
	Suburb-Good
	Exurban-Avg
+20%
	Exurban-Good
	Exurban-Good

	Site Size
	326,618 s/f

7.49 Acres
	217,800 s/f

5.0 Acres

-30%
	173,369 s/f

3.98 Acres

-30%
	294,030 s/f

6.75 Acres
	151,153 s/f

3.47 Acres

-30%
	451,282 s/f

10.36 Acres

	Price/SF
	N/A
	$ 0.69
	$ 0.90
	$ 0.44
	$ 0.77
	$ 0.54

	Potential/
Intend.Use
	Institutional Development
	1 Lot

S/F Res.
	Poss. Subdiv.
	3-lot prelim. subdivision
	Institutional Development
	1 Lot

S/F Res.

	Zoning
	RR-Resid.
	OS-Open Space
	RR-Resid.
	RR-Resid.
	RA-Resid.
	OS-Open Space

	Net Adjust
	N/A
	- $ 0.21
	- $ 0.27
	+$ 0.09
	- $ 0.23
	- 0 -

	Indic. Pr/SF
	N/A
	$ 0.48
	$ 0.63
	$ 0.53
	$ 0.54
	$ 0.54


* Contract Price and Date, includes improvements
The Market or Sales Comparison Approach Analysis
The five settled transactions represent a combination of purchasers and/or new owners of record to include individuals seeking residential dwellings, an institutional and a bank entity.  The conveyances are considered to be representative of the typical purchasers in the local Prince George’s County marketplace for vacant land parcels similar to the subject.   Sale #2 is indicated as being “not arm’s length” and Sales #1, #3, #4 and #5 are considered to be “arms’ length”.  Due to the lack of similar comparable land sales in the subject market over the past two years, the “non-arms’ length” transaction was analyzed and found to be representative of current market transactions.  Sale #2 is the conveyance of a vacant parcel which appears to be a flag lot abutting the southwest boundary of Route 193/Glenn Dale Road in Glenn Dale, MD.  This lot was originally owned by John Pollard and was sold to the most recent owner, Renaldo Spivey, in April, 2008 for $191,000.  The most recent February 25, 2010 transaction for $156,000 represents the re-purchase of the land by the prior owner, John Pollard, and is most likely why it is considered to be “not arms’ length”.  However, this transaction is considered to be pertinent in today’s macro-economic environment and represents one of the many types of transactions in today’s market.  Sale #1 is the conveyance of a lot within a 6-lot subdivision and is the last lot to be built.  It is private but close to the Route 301 corridor in Bowie.  Sale #3 is the conveyance of a lot most similar in size to the subject which was marketed as perfect for either one large lot or for a 3-lot subdivision with various existing drawings.  It is very close to the recently developed Chadd’s Ford planned development west of Route 5 in Brandywine.  Sale #4 is the sale of a property by a personal representative of an estate.  The purchaser appears to be a religious and/or institutional entity and the property, which appeared to have a small barn, was marketed for almost 600 days prior to sale.  Sale #5 is the conveyance of a 10.36 acre parcel which features a 4-acre building site and a 6-acre tree conservation easement backing to county owned property and a 4-H Center.  It is plat-approved and was initially marketed in mid-2006.   The initial offer price was $750,000 and a subsequent listing was $320,000.  After the lowered final list price of $250,000, the property sold just over 200 days later for $245,000, or 98% of its final list price.  
Adjustments

With the exception of site size and location for Sale #3 which is geographically most distant, the subject and all comparable sales are reasonably similar in location, financing and potential use.  While the OS zoning designation allows for much lower density and therefore, less subdivision potential, this difference does not appear to have affected the ultimate sale price.  
Location
Excepting Sale #3 which is geographically most distant and further from major new development and highway access, all comparables are considered to be in good locations.  An adjustment for a location difference appears to be indicated for Sale #3 within the survey and can be quantified using a paired sales analysis as follows:



Sale #3

$ 0.44 (Average location-larger site)


Sale #5

$ 0.54 (Good location-larger site)


Difference
$ 0.10, or 22%, rounded to 20%

Accordingly, a positive, rounded 20% adjustment is applied to Sale #3 in order to account for its inferior site location.
Site Size

Parcels with more land area tend to sell for less per square foot than parcels with less land area, as is the case represented within the survey.  Sales #1, #2 and #4 have less site area than the subject and Sales #3 and #5 have similar or more site area than the subject.  An adjustment for differences in site size for the smaller parcels appears to be indicated within the survey:


Sales #1, 2 & 4
$ 0.79 (Avg Pr/SF of land)



Sale #3 & 5
$ 0.54  (Avg Pr/SF of land, after loc. adj)


Difference
$ 0.24, or 30.3%, rounded to 30%
Accordingly, a negative, rounded 30% adjustment is applied to Sales #1, #2 and #4 in order to account for their small site sizes.
Conclusion of Site Value-Unimproved Land at 14201 Old Stage Road
The indicated adjusted range of values for the subject parcel, as if vacant, is between $0.48 and $0.63 per square foot of land area, with a average price per square foot of land area for the five sales of almost $0.55.  The subject property is closest in parcel size to Sale #3, which sold for an adjusted $0.54 per square foot and has the same RR zoning designation and some potential subdivision, but required a location adjustment.  The subject is also very similar to Sale #2 in zoning and location. Accordingly and with most emphasis on Sales #2 and #3 and some weight on the average, the indicated value for the subject vacant land parcel is $0.55 per square foot of site area.  Accordingly, $0.55 per square foot times the subject 326,618 square feet of land area equals $179,640, which is rounded to $180,000.

Recapitulation of Value 



Improvement Contribution to Value

$ 475,000

   


Land Value As If Vacant


$ 180,000




Total Indicated “As Is” Value


$ 655,000

   

Reconciliation of Cost Approach
Accordingly, the indicted “as is” value of the subject property, known as the Trinity Community Church of Bowie property at 14201 Old Stage Road, including all current semi-completed improvements thereon and the non-affixed structural steel inventory, using the Cost Approach, is estimated at $655,000.  
RECONCILIATION OF VALUE INDICATION AND FINAL CONCLUSION

To estimate the market value of the subject property, we have used two of the three traditional approaches to value, namely, the Cost Approach, which also encompasses a Sales Comparison Approach to provide an indication of value for the underlying land as vacant.  
This Cost Approach provides an analysis of the physical value of the property by analyzing the current market value of the land as vacant, using the Sales Comparison Approach, and adding the land value to the cost estimate of the improvements which are considered to provide additional value to the unimproved site.  It is reflective of a majority of purchasers who want to tailor buildings and grounds to their specific functional needs such as religious/institutional entities.   Comparable land sales were analyzed based upon the price paid per square foot of site area and related to the subject property.  These approaches reflect the ways a typical prudent institutional buyer would analyze the subject prospective institutional property. 


Cost Approach:


Value Adding Improvements

$  475,000



Land Value

$  180,000


Total


$  655,000
For the final determination of the indicated “as is” market value, emphasis is placed on both the Sales Comparison Approach for the land value and the Cost Approach for those site and building improvements which add market value to the overall site.  This method is considered to be reflective of the method used by the most likely purchaser of the subject property, a religious or institutional entity.  Thus, we conclude that the “as is” market value of the subject Trinity Community Church of Bowie property at 14201 Old Stage Road in the Bowie area of Prince George’s County, in fee simple ownership as of June 5, 2011 is:

Six Hundred and Fifty-Five Thousand Dollars

 ($ 655,000)
Certification of Value
I certify that, to the best of my knowledge and belief, I have the knowledge and experience to complete this assignment competently.

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

· the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and are my personal, impartial and unbiased professional analyses, opinions, and conclusions.

· I have no 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 in 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.

· 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 of the Appraisal Institute and the Uniform Standards of Professional Appraisal Practice as set forth by the Appraisal Standards Board.

· I have made a personal inspection of the property that is the subject of this report.

· excepting Heather Wright, Certified General Appraiser, no one provided significant professional assistance to the person signing this report.    

· the use of this summary report is subject to the requirements of the Appraisal Institute to review by its duly authorized representatives.
· As of the date of this report, Hal Gearhart, MAI/SRPA and SRA, has have completed the requirements for the Continuing Education programs of the Appraisal Institute.
Signed and Certified, 
Appraisal Standards Under Title XI of FIRREA
MINIMUM STANDARDS



REPORT LOCATION
1.  
Uniform Standards of Professional Practice

Throughout

2.
Competency Statement



Certification

3.  
Market Value





Definitions

4.  
Written, Descriptive, Detail



Throughout Scope/Data

Collection

5.
Prior Sales of Property Being Appraised

History

6.
Revenues, Expenses, and Vacancies


Not Applicable
7.
Marketing Period




Limiting Conditions

8.
Market Conditions and Discounts


Prince George’s County Data

Bowie Neighborhood Data

Highest and Best Use

Valuation Approaches

9.
Deductions and Discounts



Valuation Approaches

10.
Certification and Independence


Certification

11.
Documentation




Throughout report

12.
Legal Description




Legal attributes section  

13.
Separate Value for Fixtures 



There chattel items and/or personal property that were included with the property being appraised included the non-affixed steel beams.

14.
Follow a Reasonable Valuation Method

Valuation Approaches and Reconciliation

Compliance to Standards Rule 2-2 (b)       
1. 
Identify client and intended users by name or type. 

2. 
 State the intended use of the appraisal

3. 
Identify and provide a brief summary description of the real estate being appraised, including physical and economic property characteristics relevant to the assignment.

4. 
State the real property interest being appraised. 

5.
Define the value being appraised. 

6. 
State the effective date of the appraisal and the date of the report.

7. 
Summarize the scope of work used to develop the appraisal. 

8. 
Summarize the information analyzed/considered, the appraisal methods and techniques employed, and the reasoning that supports the analyses, opinions and conclusions; exclusion of the sales comparison approach or the income approach must be explained.  

9.
State the use of the real estate existing as of the date of value and the use of the real estate reflected in the appraisal: and, when an opinion of the highest and best use was developed by the appraiser, summarize the support and rationale for that opinion.  

10. 
Clearly and conspicuously: state all extraordinary assumptions and hypothetical conditions and; state that their use might have affected the assignment results. 

11.
 Include a signed certification in accordance with Standards Rule 2-3. 
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