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Transmittal Letter

Post Office Box 1245
Stuart, VA 24171

www.valuetechrealestateappraisal.com
P: 276-229-7196 

August 13, 2025

Pippa Chapman 

200, 204 Douglas Lane 

Pearisburg, VA 24134

RE: Appraisal Report for the property located at 204 Douglas Lane, Pearisburg, VA 24134

Dear Pippa Chapman:

At your request, ValueTech has conducted the investigation necessary to form an opinion of value of the above captioned

subject property.  The report that follows is a summary of the analysis and conclusions. Supporting documentation

concerning the data, reasoning, and analyses is retained in the file. The depth of discussion contained in this report is

specific to the needs of the client and for the intended use stated in the report.

Per conversations with the client and the intended use of the report, the scope of work in this report is intended to be

consistent with industry standards and has been performed so as to develop a credible report.  This letter is invalid as an

opinion of value if detached from the report, which contains the text, exhibits, and Addenda.

Value Conclusions

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value

Subject Current Market Value As Is Fee Simple 02/13/2025 $200,000

 

"A
N

G
EL

S R
EST

 H
IK

ER
S H

A
V

EN
"

3
   O

F   6
9 

|
 V

A
L

U
ET

EC
H

 R
EA

L
 EST

A
T

E A
P

P
R

A
ISA

L



Sincerely,

ValueTech Real Estate Appraisal

John Johnson 

Certified General License, VA No. 4001017912 

johnthomasjohnson@live.com

 

 

This appraisal is prepared under the Uniform Standards of Professional Appraisal Practice (USPAP) and to the provisions

of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989, Title IX (FIRREA), as well as, the supplemental

standards required for use in a Federally Related Transaction (FRT) and the requirements of the Client.
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Certification - John Johnson

I certify that, to the best of my knowledge and belief:

The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.
I have no present or prospective interest in the property that is the subject of this report and no personal interest
with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment.
My engagement in this assignment was not contingent upon developing or reporting predetermined results.
My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.
My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Practice.
I have made a personal inspection of the property that is the subject of this report.
My license is in good standing and I have not been reprimanded or sanctioned by the licensing or regulatory
authorities and not currently involved in any process that may result in sanctions or reprimands.
The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute. 
The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.
As of the date of this report, I have completed the Standards and Ethics Education Requirements for Candidates
of the Appraisal Institute.
My license is in good standing and I have not been reprimanded or sanctioned by the licensing or regulatory
authorities and not currently involved in any process that may result in sanctions or reprimands.

 

John Johnson performed the following type of inspection of the subject property: Interior and Exterior Inspection
No one provided significant real property appraisal assistance to John Johnson.
John Johnson has not provided prior services, as an appraiser or in any other capacity, within the three-year period
immediately preceding acceptance of this agreement.

John Johnson
Certified General License, VA No. 4001017912 
Effective Date of Appraisal: February 13, 2025 
Date of Report: August 13, 2025 
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Executive Summary
Prepared for Pippa Chapman

"Angels Rest Hikers Haven"

Valuations
Value Conclusions

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value

Subject Current Market Value As Is Fee Simple 02/13/2025 $200,000

Indicated Values

Description Indicated Value

Land Value $25,000

Cost Approach $175,000

Sales Comparison Approach N/A

Income Approach $250,000

Site Characteristics
Site Characteristics

Legal Description Parcel 2 J W Lucas Lots Parcel Identifier 40D-7-2

SF / Acres 152,460 / 3.5000 Shape Irregular

Topography Gently Sloping Flood Zone Low Risk - Zone X

Flood Map
Effective Date

09/25/2009

Property Overview  

Address

204 Douglas Lane, Pearisburg, Giles
County, VA 24134

Property Class/Type/Sub Type

Lodging & Hospitality, Other Lodging &
Hospitality, ---

Property Owner

Pippa Chapman

"A
N

G
EL

S R
EST

 H
IK

ER
S H

A
V

EN
"

6
   O

F   6
9 

|
 V

A
L

U
ET

EC
H

 R
EA

L
 EST

A
T

E A
P

P
R

A
ISA

L



Zoning Characteristics
Zoning Characteristics

Zoning Codes AR-1, Agricultural/Residential Zoning Description This district covers portions of the
Town which are occupied by various
open uses. The district is established
for the specific purpose of facilitating
existing and future agricultural
operations, conservation of natural
resources, and to provide for the
orderly expansion of urban
development.

Conformity
Conclusion

Conforming

Improvement Characteristics
 

Improvement Characteristics

Gross Building Area (SF) 2,208 Rentable Area (SF) 2,208

# of Stories 1, 2, 1, 1, 1 # of Tenants 0

Year Built (Weighted
Average)

1995 Building Condition Average

Type of Parking Surface # of Parking Spaces 0

Land to Bldg Ratio (x:1) 69.05

Real Estate Taxes

2025
Assessed Value

$54,200

Current Taxes

$369
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Sales History

Scope of Work

Scope of Work Information

Client Name Pippa Chapman

Report Type Appraisal Report

Intended Use Estimate market value for potential sale

Intended User Pippa Chapman

Highest and Best Use as Vacant

The highest and best use of the site is to develop for residential use.

 

Subject Summary

The subject is the "Angels Rest Hikers Haven" lodging facility located at 204 Douglas Lane Pearisburg, Virginia.  It is

regulated as a campground.  On the same 5.00-acre parcel is a single-family residence (200 Douglas Lane) regulated as a

Hotel/Motel/Bed Breakfast (no food). 

The zoning ordinance allows for parcel sizes of less than half an acre.  Therefore, 200 and 204 Douglas Lane could be

subdivided.  Based on our review of the location of improvements on the site, we estimate that 1.50 acres be allocated to

200 Douglas Lane and 3.50 acres be allocated to 204 Douglas Lane.  This appraisal report only includes 204 Douglas Lane.

The subject is comprised of the following improvements that, collectively, function as a hostel serving hikers traveling the

Appalachian Trail:

The rectangular-shaped subject site features gently rolling topography with average access and exposure along Douglas

Lane.  Site improvements include seven RV hookup sites and 30 tent sites installed at a cost of $15,000.  The property is

accessed via a paved and gravel driveway with gravel parking areas.  Zoning is AR-1, Agricultural / Residential District.

 

Sales History - To my knowledge, the property has not sold or transferred in the past three years.

Pending Contracts - I am not aware of any other agreements of sale, options, or listings that are current as of the

Effective Date of the appraisal.
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Highest and Best Use as Improved

The highest and best use as improved is to for continued use as presently developed.

Assumptions

As part of this appraisal, I assume there are no environmental conditions that would negatively impact the marketability of the
property. If such conditions exist, it could negatively impact the opinion of market value.

This appraisal assumes that the income and expense information contained in the tax documents provided to the appraiser is
accurate and complete. The financial data relied upon within this report was provided by the owner, the Client, the tenants, or
others believed to be reliable.  An extraordinary assumption of this appraisal is that the provided financial data is representative
of the actual financial position of the subject property.

In my estimates of improvements, I relied upon the size and age information from the property visit and public records.  I assume
this information to be accurate.  If information is provided that contradicts this assumption, I reserve the right to modify the
analysis.

Conditions

This appraisal does not employ any hypothetical conditions.

If the above-listed assumptions and/or conditions are not met, the estimate of value may be impacted.

Scope of Work Included:

1.  Analysis of the regional, city, county, and market area. I gathered available and applicable market data for use in a

sales comparison approach to value and if appropriate, cost and income capitalization approaches.

2.  Visual on-site observation of the subject site, improvements, comparable sales/rents, market, neighborhood to note

the characteristics that are relevant to the subject property and its valuation.

3.   Reviewed relevant supporting data. I analyzed data found and reached conclusions regarding the market value, as

defined in the report, of the subject property as of the date of value using the appropriate valuation approach(s).

4.  Reviewed data regarding taxes zoning, utilities, easements, and city services.   It is the client’s responsibility to supply

the appraiser with a title report.  If a title report is not available, the appraiser will rely on a visual on-site observation of

the property and identify any readily apparent easements or restrictions.

5.  Considered comparable improved sales, comparable improved building rental information, and comparable land

sales, if applicable.  The investigation includes research of public records through the use of commercial sources of data

such as printed comparable data services and computerized or electronic databases.  Search parameters such as dates

of sales, leases, locations, sizes, types of properties, and distances from the subject will start with relative narrow

constraints and, if necessary, be expanded until I have either retrieved data sufficient (in the appraiser’s opinion) to

estimate market value, or until the appraiser believes that he/she has reasonably exhausted the available pool of data.

6.  Confirmed data with principals, managers, or real estate agents representing principals, unless otherwise noted.   In

addition, I consider any appropriate listings or properties found through observation during the data collection process. 

The appraiser endeavors to verify the information described and relied on in the analysis and reports only the data

deemed to be pertinent to the valuation problem.

7.   Analyzed the data and applied the applicable approaches to value. Three traditional approaches are used to arrive at

an opinion of value of real estate:  The sales comparison approach; the cost approach; and the income capitalization

approach.  All three approaches to value were considered and those most appropriate are relied on to address the

appraisal problem and to arrive at an opinion of the market value of the subject property as of the date of this appraisal.
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8.  After development, the appropriate approaches to value, the quantity and quality of data has been considered.

Furthermore, the quantity and quality of market data is generally correlated with the strengths and weaknesses of the

approaches. After analyzing these factors, a final opinion of market value is determined.

9.  This Scope of Work is subject to the General Assumptions and Limiting Conditions, Certification and Definitions provided

in other sections of this report.
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Introduction

Intended Use

The intended use of this appraisal report is to estimate Market Value for a potential sale.

Purpose of the Appraisal - The purpose of the appraisal is to estimate the Market Value "As-Is" of the subject property.  

Competency Provision - Prior to accepting this assignment or entering into an agreement to perform any assignment, an
appraiser must properly identify the appraisal problem to be considered and have the knowledge and experience to
complete the assignment competently.  My acceptance of this assignment is a statement of competency.  No information
or conditions were discovered during the course of this assignment to cause the me to believe I lacked the required
knowledge or experience to complete this assignment competently.

ValueTech Real Estate Appraisal has appraised a wide variety of vacant land, agricultural, retail, office, industrial,
institutional, and special purpose properties throughout Virginia and North Carolina.  ValueTech Real Estate Appraisal
maintains good working relationships with many brokers, agents, assessors, and other appraisers in over 100
municipalities from which I gain data and understanding of the markets that influence these properties. Please refer to
the "Qualifications of the Appraiser" presented in the Addenda.

Definition of 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 and knowledgeably, and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specific date
and the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in what they consider their own best interests;

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

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

5. The price represents the normal consideration for the property sold unaffected by special or creative financing or

sales concessions granted by anyone associated with the sale."  In Addition---As Defined by the Office of the

Comptroller of the Currency (OCC)

6. The current market value of the property based upon its actual condition on your inspection date and insurable

value for the improvements.

Property Inspection - I visited the subject property on February 13, 2025 at 3:00pm and met with the owner, Pippa

Chapman. 
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Valuation Methodology

The three traditional approaches, were considered in valuing the subject property (land and improvements), i.e., Cost,
Sales Comparison, and the Income Approach.  

T h e Cost Approach considers the replacement cost new of the improvements, entrepreneurial profit,

depreciation from all causes, and land value. The site is valued by sales comparison.  A replacement cost new of

the improvements and equipment, if any, is estimated from published cost services and comparable construction

data.  Depreciation is then deducted leaving the current value for the improvements.  Depreciation can be

physical, functional, or economic (external).

Comparable land sales supported a valuation of the subject's site.  The land value conclusion was combined with

depreciated cost data from the Marshall Swift Valuation Service to arrive at a value conclusion by the Cost

Approach. 

 

The Sales Comparison Approach uses a direct comparison of comparable sales.  Adjustments are made for

dissimilarities between the comparable sales and the subject in order to render a value indication. The value

indicated by this approach reflects the entire utility that a property provides.  Thus, it considers both its income-

producing and non-income-producing factors.

The search for sales of similarly improved properties in the subject's region produced no results.  Thus, we did not

have the necessary data to estimate the subject's value by the Sales Comparison Approach.

 

The Income Approach – Overall Capitalization  reflects the current economic potential of the subject property. 

Stabilized net income is capitalized using an overall capitalization rate derived from the subject area or other

similar economic areas.

Market rents, expenses, and capitalization rates of similar properties were analyzed and compared to the subject

property to arrive at a value conclusion by the Income Approach.  For an income-generating property, the most

likely buyer typically evaluates the purchase based on the property's income potential.  Thus, the Income Approach

is sufficient for a credible appraisal.
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Assumptions and Conditions

This appraisal is subject to the following assumptions and limiting conditions.

1. Any legal description or plats reported herein are assumed to be accurate. Any sketches, surveys, plats,

photographs, drawings or other exhibits are included only to assist the intended user to better understand and

visualize the subject property, the environs, and the competitive data. I have made no survey of the property and

assume no responsibility in connection with such matters.

2. The appraiser has not conducted any engineering or architectural surveys in connection with this appraisal

assignment. Information reported pertaining to dimensions, sizes, and areas is either based on measurements

taken by the appraiser or the appraiser’s staff or was obtained or taken from referenced sources and is considered

reliable. No responsibility is assumed for the costs of preparation or for arranging geotechnical engineering,

architectural, or other types of studies, surveys, or inspections that require the expertise of a qualified

professional.

3. No responsibility is assumed for matters legal in nature. Title is assumed to be good and marketable and in fee

simple unless discussed otherwise in the report. The property is considered to be free and clear of existing liens,

easements, restrictions, and encumbrances, except as noted.

4. Unless otherwise noted herein, it is assumed there are no encroachments or violations of any zoning or other

regulations affecting the subject property and the utilization of the land and improvements is within the

boundaries or property lines of the property described.

5. ValueTech Real Estate Appraisal assumes there are no private deed restrictions affecting the property which

would limit the use of the subject property in any way.

6. It is assumed all water and sewer facilities (existing and proposed) are or will be in good working order and are or

will be of sufficient size to adequately serve any proposed buildings.

7. Unless otherwise noted within the report, the depiction of the physical condition of the improvements described

herein is based on visual inspection. No liability is assumed for the soundness of structural members since no

engineering tests were conducted. No liability is assumed for the condition of mechanical equipment, plumbing, or

electrical components, as complete tests were not made. No responsibility is assumed for hidden, unapparent or

masked property conditions or characteristics that were not clearly apparent during my inspection.

8. If building improvements are present on the site, no significant evidence of termite damage or infestation was

observed during my physical inspection, unless so noted in the report. No termite inspection report was available,

unless so noted in the report. No responsibility is assumed for hidden damages or infestation.

9. Any proposed or incomplete improvements included in this report are assumed to be satisfactorily completed in a

workmanlike manner or will be thus completed within a reasonable length of time according to plans and

specifications submitted.

10. No responsibility is assumed for hidden defects or for conformity to specific governmental requirements, such as

fire, building, safety, earthquake, or occupancy codes, except where specific professional or governmental

inspections have been completed and reported in the appraisal report.

11. The property is assumed to be under financially sound, competent, and aggressive ownership.

12. ValueTech assumes no responsibility for any changes in economic or physical conditions which occur following

the effective date of this report that would influence or potentially affect the analyses, opinions, or conclusions in

the report. Any subsequent changes are beyond the scope of the report.

13. The value estimates reported herein apply to the entire property. Any proration or division of the total into

fractional interests will invalidate the value estimates, unless such proration or division of interests is set forth in

the report.

14. Any division of the land and improvement values estimated herein is applicable only under the program of

utilization shown. These separate valuations are invalidated by any other application.
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15. Unless otherwise noted in the report, only the real property is considered, so no consideration is given to the

value of personal property or equipment located on the premises or the costs of moving or relocating such

personal property or equipment.

16. Unless otherwise stated, it is assumed ownership includes subsurface oil, gas, and other mineral rights. No

opinion is expressed as to whether the property is subject to surface entry for their exploration or removal. The

contributing value, if any, of these rights has not been separately identified.

17. Any projections of income and expenses, including the reversion at time of resale, are not predictions of the

future. Rather, they are my best estimate of current market thinking of what future trends will be. No warranty or

representation is made that these projections will materialize. The real estate market is constantly fluctuating and

changing. It is not the task of an appraiser to estimate the conditions of a future real estate market, but rather to

reflect what the investment community envisions for the future in terms of expectations of growth in rental rates,

expenses, and supply and demand.

18. Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are no subsoil

defects present, which would impair development of the land to its maximum permitted use or would render it

more or less valuable. No responsibility is assumed for such conditions or for engineering which may be required

to discover them.

19. ValueTech Real Estate Appraisal representatives are not experts in determining the presence or absence of

hazardous substances, defined as all hazardous or toxic materials, wastes, pollutants or contaminants (including,

but not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) used in construction or otherwise

present on the property. I assume no responsibility for the studies or analyses which would be required to

determine the presence or absence of such substances or for loss as a result of the presence of such substances.

Appraisers are not qualified to detect such substances. The client is urged to retain an expert in this field.

20. I are not experts in determining the habitat for protected or endangered species, including, but not limited to,

animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present on the property. I assume no

responsibility for the studies or analyses which would be required to determine the presence or absence of such

species or for loss as a result of the presence of such species.

21. No environmental impact studies were either requested or made in conjunction with this analysis. The appraiser

hereby reserves the right to alter, amend, revise, or rescind any of the value opinions based upon any subsequent

environmental impact studies, research, and investigation.

22. The appraisal is based on the premise that there is full compliance with all applicable federal, state, and local

environmental regulations and laws unless otherwise stated in the report; further, that all applicable zoning,

building, and use regulations and restrictions of all types have been complied with unless otherwise stated in the

report; further, it is assumed that all required licenses, consents, permits, or other legislative or administrative

authority, local, state, federal and/or private entity or organization have been or can be obtained or renewed for

any use considered in the value estimate.

23. Neither all nor any part of the contents of this report or copy thereof, shall be conveyed to the public through

advertising, public relations, news, sales, or any other media, without the prior written consent and approval of

the appraiser. This limitation pertains to any valuation conclusions, the identity of the analyst or the firm and any

reference to the professional organization of which the appraiser is affiliated or to the designations thereof.

24. Although the appraiser has made, insofar as is practical, every effort to verify as factual and true all information

and data set forth in this report, no responsibility is assumed for the accuracy of any information furnished the

appraiser either by the client or others. If for any reason, future investigations should prove any data to be in

substantial variance with that presented in this report, the appraiser reserves the right to alter or change any or all

analyses, opinions, or conclusions and/or estimates of value.
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Assumptions

As part of this appraisal, I assume there are no environmental conditions that would negatively impact the marketability of the
property. If such conditions exist, it could negatively impact the opinion of market value.

This appraisal assumes that the income and expense information contained in the tax documents provided to the appraiser is
accurate and complete. The financial data relied upon within this report was provided by the owner, the Client, the tenants, or
others believed to be reliable.  An extraordinary assumption of this appraisal is that the provided financial data is representative
of the actual financial position of the subject property.

In my estimates of improvements, I relied upon the size and age information from the property visit and public records.  I assume
this information to be accurate.  If information is provided that contradicts this assumption, I reserve the right to modify the
analysis.

Conditions

This appraisal does not employ any hypothetical conditions.

 

25. This report is null and void if used in any connection with a real estate syndicate or syndication, defined as a

general or limited partnership, joint venture, unincorporated association, or similar organization formed for or

engaged in investment or gain from an interest in real property, including but not limited to a sale, exchange,

trade, development, or lease of property on behalf of others or which is required to be registered with the U.S.

Securities and Exchange Commission or any Federal or State Agency which regulates investments made as a public

offering.

26. The American Disabilities Act of 1990 (ADA) sets strict and specific standards for handicapped access to and within

most commercial and industrial buildings. Determination of compliance with these standards is beyond appraisal

expertise and, therefore, has not been attempted by the appraiser. For purposes of this appraisal, I are assuming

the building is in compliance; however, I recommend an architectural inspection of the building to determine

compliance or requirements for compliance. I assume no responsibility for the cost of such determination and my

appraisal is subject to revision if the building is not in compliance.

27. This appraisal report has been prepared for the exclusive benefit of the Client. 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 preparer's

written consent, does so at their own risk.

28. The Client agrees to indemnify and hold harmless ValueTech Real Estate Appraisal and its affiliates, partners,

agents, and employees from and against any losses, claims, damages, or liabilities, which may be asserted by any

person or entity who may receive my report, except to the extent of any losses, claims, damages or liabilities (or

actions in respect thereof) arising by reason of the gross negligence or willful misconduct of ValueTech Real Estate

Appraisal in preparing the report and will reimburse ValueTech Real Estate Appraisal for all expenses (including

counsel fees) as they are incurred by ValueTech Real Estate Appraisal in connection with investigating, preparing,

or defending any such action or claim.

29. In any circumstance in which the foregoing indemnification is held by a court to be unavailable to ValueTech Real

Estate Appraisal and the Client.  The Client shall contribute to any aggregate losses, claims, damages or liabilities

(including the related fees and expenses) to which the Client and ValueTech Real Estate Appraisal may be subject

in such proportion that ValueTech Real Estate Appraisal shall be responsible only for that portion represented by

the percentage that the fees paid to ValueTech Real Estate Appraisal for the portion of its services or work product

giving rise to the liability bears to the value of the transaction giving rise to such liability.
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Local Market Analysis

Giles County

The subject property is located in the Town of Pearisburg, in Giles County, Virginia.  Pearisburg is the Giles County Seat. 

An Area Map and Salient Demographics for the Town of Pearisburg and Giles County are presented below and on the

following page.
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Salient Demographics for the Town of Pearisburg and Giles County

 

As shown in the data above, the Census Bureau projects income to increase and population to decline for the near

future.  This is consistent with many small towns in Southwestern Virginia.  Due to the aging improvements supply,

demand for properties such as the subject that provide well-maintained lodging space remains stable.
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The long-term unemployment trend in Giles County has generally tracked between the state and national averages for

the past decade.
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The latest available short-term unemployment data estimated Giles County’s unemployment rate at ±3.3%.
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Conclusion

The New River Region has a well-diversified, stable economy.  Growth in population, employment, and business
relocation to the area, as well as the presence of some the country’s best educational institutions, indicates that the New
River Region is positioned to realize continued growth. The long-term economic outlook for the Region is good.
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Neighborhood Analysis

The subject is located in the Town of Pearisburg.  One, three, and five-mile radius market study results are presented

below and on the following page.  Please refer to the following map.

One-Mile, Three-Mile, and Five-Mile Market Study Map

 

"A
N

G
EL

S R
EST

 H
IK

ER
S H

A
V

EN
"

2
2   O

F   6
9 

|
 V

A
L

U
ET

EC
H

 R
EA

L
 EST

A
T

E A
P

P
R

A
ISA

L



 

Salient Demographics for One, Three, and Five Miles

 

As shown in the data above, the Census Bureau projects income to increase and population to decline for the near

future.  This is consistent with many small towns in Southwestern Virginia.  Due to the aging improvements supply,

demand for properties such as the subject that provide well-maintained lodging space remains stable.
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Surrounding Land Use Map

 

The subject's immediate area includes a wide variety of commercial uses including other lodging facilities.  Based on an

overview of the market, the subject has sufficient demand to continue successfully.  Overall, the subject neighborhood is

stable.
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Zoning

Subject Site
General Zoning Information

Zoning Jurisdiction Town of Pearisburg

Zoning Code AR-1, Agricultural/Residential

Zoning Description This district covers portions of the Town which are occupied by
various open uses. The district is established for the specific
purpose of facilitating existing and future agricultural
operations, conservation of natural resources, and to provide
for the orderly expansion of urban development.

Conformity Conclusion

Conforming
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Site Description

Location

Market Type Small

Census Tract 51071 / 9303.00

Legal Description Parcel 2 J W Lucas Lots

Location Classification Average

Parcel Identifier 40D-7-2

Location of Parcel Mid-Block

Size

SF / Acres 152,460 / 3.5000

Usable Land Acres 3.5000

Usable Land Square Feet 152,460

Usable Land Percent 100%

Access

Access Classification Average

Encumbrances

Flood Zone Low Risk - Zone X

Flood Map Number 51071C0205C

Flood Map Effective Date 09/25/2009

Site Characteristics

Shape Irregular

Topography Gently Sloping

Grade At Grade

Drainage Adequate

Land Cover The site is mostly cleared

View / Appeal Average

Available Utilities Electricity, Sewer, Telephone, Trash, and Water

Site Utility Average

Conclusion

The functional utility of the site is good.  No adverse physical or legal impediments were found, which would restrict the

subject site from development to its highest and best use.
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Improvement Description

Summary
Improvements Summary Totals

Gross Building Area (SF) 2,208

Rentable Area (SF) 2,208

Year Built (Weighted Average) 1995

A) Bunkhouse
CLASS: Lodging & Hospitality        PUCS TYPE: Other Lodging & Hospitality

Size

Gross Building Area 576

Rentable Area 576

Gross Leasable Area 576

Usable Area 576

Efficiency 100.00

Load Factor 1.00

# of Buildings 1

# of Stories 1

General

Year Built 2011

Tenancy Type Single

Occupancy Type Local

Utility Average

Year Built Details (2011) SF Built: 576, Comments: Actual age is unknown, It was renovated into a Bunkhouse in 2016.

Year Built Details (Totals) Year Built: 2011, SF Built: 576

Structural

Construction Quality Average

Building Condition Average

Construction Class D

Exterior Walls Wood

Building Frame Wood frame

Foundation Type Concrete Slab

Basement Type None

Roof Type Gable

Roof Material Other

Roof Description Sheet metal roof

Floor Structure Concrete

Window Type Double Hung

Glass Type Double Pane
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Interior

Floor Cover Concrete

M.E.P.

Heating Type Gas

Cooling Type Window Units

HVAC Comments Adequate

Electrical Supply Adequate

Plumbing Adequate

Site Improvements

Type of Parking Surface

Conforms to Parking Standards Yes

Parking Description Asphalt paved and gravel driveway; gravel parking
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CLASS: Lodging & Hospitality        PUCS TYPE: Other Lodging & Hospitality

Size

Gross Building Area 400

Rentable Area 400

Gross Leasable Area 400

Usable Area 400

Efficiency 100.00

Load Factor 1.00

# of Buildings 1

# of Stories 2

General

Year Built 2016

Tenancy Type Single

Occupancy Type Local

Utility Average

Year Built Details (2016) SF Built: 400, Comments: ---

Year Built Details (Totals) Year Built: 2016, SF Built: 400

Structural

Construction Quality Average

Building Condition Average

Construction Class D

Exterior Walls Vinyl

Building Frame Wood frame

Foundation Type Poured Concrete

Basement Type Walkout

Roof Type Gable

Roof Material Other

Roof Description Sheet metal roof

Floor Structure Wood

Window Type Double Hung

Glass Type Double Pane

Interior

Interior Wall Type Wood framed

Interior Wall Cover Drywall

M.E.P.

HVAC Comments Adequate

Electrical Supply Adequate

Plumbing Adequate

Site Improvements

Type of Parking Surface

Conforms to Parking Standards Yes

Parking Description Asphalt paved and gravel driveway; gravel parking

B) Bath House w/ Laundry and Kitchenette
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CLASS: Lodging & Hospitality        PUCS TYPE: Other Lodging & Hospitality

Size

Gross Building Area 140

Rentable Area 140

Gross Leasable Area 140

Usable Area 140

Efficiency 100.00

Load Factor 1.00

# of Buildings 1

# of Stories 1

General

Year Built 2021

Tenancy Type Single

Occupancy Type Local

Utility Average

Year Built Details (2021) SF Built: 140, Comments: ---

Year Built Details (Totals) Year Built: 2021, SF Built: 140

Structural

Construction Quality Average

Building Condition Average

Construction Class D

Exterior Walls Vinyl

Building Frame Wood frame

Foundation Type Concrete Block

Basement Type None

Roof Type Gable

Roof Material Other

Roof Description Sheet metal roof

Floor Structure Wood

Window Type Double Hung

Glass Type Double Pane

M.E.P.

Heating Type Gas

Cooling Type Window Units

HVAC Comments Adequate

Electrical Supply Adequate

Plumbing Adequate

Site Improvements

Type of Parking Surface

Conforms to Parking Standards Yes

Parking Description Asphalt paved and gravel driveway; gravel parking

C) Sleeping Cabin
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CLASS: Lodging & Hospitality        PUCS TYPE: Other Lodging & Hospitality

Size

Gross Building Area 952

Rentable Area 952

Gross Leasable Area 952

Usable Area 952

Efficiency 100.00

Load Factor 1.00

# of Buildings 1

# of Stories 1

General

Year Built 1970

Tenancy Type Single

Occupancy Type Local

Utility Average

Year Built Details (1970) SF Built: 952, Comments: ---

Year Built Details (Totals) Year Built: 1970, SF Built: 952

Structural

Construction Quality Average

Building Condition Average

Construction Class D

Exterior Walls Aluminum

Building Frame Wood frame

Foundation Type Concrete Block

Basement Type None

Roof Type Gable

Roof Material Other

Roof Description Sheet metal roof

Floor Structure Other

Window Type Double Hung

Interior

Interior Wall Type Wood framed

Interior Wall Cover Wood paneling

Floor Cover Vinyl and hardwood

M.E.P.

Heating Type Heat Pump

Cooling Type Central

HVAC Comments Adequate

Electrical Supply Adequate

Plumbing Adequate

Site Improvements

Type of Parking Surface

Conforms to Parking Standards Yes

Parking Description Asphalt paved and gravel driveway; gravel parking

D) Mobile Home
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CLASS: Lodging & Hospitality        PUCS TYPE: Other Lodging & Hospitality

Size

Gross Building Area 140

Rentable Area 140

Gross Leasable Area 140

Usable Area 140

Efficiency 100.00

Load Factor 1.00

# of Buildings 1

# of Stories 1

General

Year Built 2016

Tenancy Type Single

Occupancy Type Local

Utility Average

Year Built Details (2016) SF Built: 140, Comments: ---

Year Built Details (Totals) Year Built: 2016, SF Built: 140

Structural

Construction Quality Average

Building Condition Average

Construction Class D

Exterior Walls Wood

Building Frame Wood frame

Foundation Type Concrete Block

Basement Type None

Roof Type Gambrel

Roof Material Composition Shingle

Floor Structure Wood

Window Type Double Hung

Glass Type Single Pane

M.E.P.

Heating Type Gas

Cooling Type Window Units

HVAC Comments Adequate

Electrical Supply Adequate

Plumbing Adequate

Site Improvements

Type of Parking Surface

Conforms to Parking Standards Yes

Parking Description Asphalt paved and gravel driveway; gravel parking

E) Check-In Office / Wings Mural
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Ratios
Improvements Ratios

Land to Bldg Ratio (x:1) 69.05

 Summary of Recent Improvements:

Conclusion

The functional utility of the subject improvements is good. No items or characteristics were found that would limit the

improvements from their highest and best use.
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Taxes and Assessment

2025 Real Estate Taxes

Total Tax Value $54,200

Tax Assessed Value $54,200

Mill Levy/Tax Rate 0.680

Real Estate Taxes $369

Special Assessments $0

Total Taxes $369

Taxes per SF GBA $0.17

Giles County assesses real estate taxes at a rate of $0.68 per $100 of assessed value.

The taxes are based on 100% of market value (assessment).  Based on the land assessments of the adjacent properties,

the subject assessments appear reasonable.  Assessed values are typically based on the Cost Approach to value and do

not consider a property's income potential.  Thus, the value conclusion is reasonable.

Giles County conducts reassessments every six years with the most recent in 2020.  However, the tax rate is subject to

change every year.  According to the Giles County Treasurer’s Office, tax payments are current on the subject.  A Tax Map

is presented below:
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Subject Photos

Check-In Office Interior

 

Bath House

Bath House Interior

 

Kitchenette Under Bath House

Laundry Facility Under Bath House

 

Clinic Building
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Clinic Interior

 

RV Dump Station

Bunk House

 

Bunk House

Bunk House Interior

 

Mobile Home
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Mobile Home Living Room

 

Kitchen

Typical Bedroom

 

Full Bath

Laundry Room
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Highest and Best Use

Highest and Best Use as Vacant

The highest and best use of the site is to develop for residential use.

Highest and Best use is a market driven concept because market behavior and the forces that create value are crucial in

its analysis.  The four criteria used in finding the Highest and best use of any property are Legally Permissible, Physically

Possible, Financially Feasible, and Maximally Productive.  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. Highest and best use is analyzed from two perspectives. “As-Vacant” and “As-Improved.”

Legally Permissible – According to the Town of Pearisburg Planning Department the site is zoned AR-1,

Agricultural/Residential District.  This district covers portions of the Town which are occupied by various open

uses.  The district is established for the specific purpose of facilitating existing and future agricultural operations,

conservation of natural resources, and to provide for the orderly expansion of urban development.  Adjacent land

uses include both residential and commercial.

Physically Possible – The rectangular-shaped subject site has sufficient size, frontage, and access to

accommodate most uses.  Thus, use of the site for residential or agricultural use is physically possible.

Financially Feasible – The subject neighborhood is comprised of primarily commercial uses.  Nearby residences

appear to be occupied.  Considering its size, access, and exposure, residential or agricultural use is financially

feasible.

Maximally Productive – The subject’s layout serves well for commercial use.  For this and the above discussion,

residential or agricultural use is the maximally productive use of the site.

The most likely purchaser would be a residential owner/builder.

Legally Permissible – According to the Town of Pearisburg Planning Department the site is zoned AR-1,

Agricultural/Residential District.  This district covers portions of the Town which are occupied by various open

uses.  The district is established for the specific purpose of facilitating existing and future agricultural operations,

conservation of natural resources, and to provide for the orderly expansion of urban development.  Adjacent land

uses include both residential and commercial.  Other lodging facilities are located within a one quarter mile to the

west.

Physically Possible – The rectangular-shaped subject site has sufficient size, frontage, and access to

accommodate most uses.  Thus, use of the site for commercial use is physically possible.

The subject improvements are comprised of multiple structures that, collectively, operate as a hostel catering to

hikers traveling the Appalachian Trail.  They are in average condition with no evidence of deferred maintenance. 

Thus, lodging use is physically possible.

Financially Feasible – The improvements have been a lodging facility for nine years.  Recent tax returns show

continually increasing revenue.  Nearby lodging properties have moderately high occupancy rates.  Considering its

size, access, and exposure, lodging use is financially feasible.

Maximally Productive – The subject’s layout and design serve well for lodging use.  For this and the above

discussion, continued lodging use is the maximally productive use of the site and improvements.
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Highest and Best Use as Improved

The highest and best use as improved is to for continued use as presently developed.

The most likely purchaser would be an owner/operator.
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Land Valuation

Before the value of the improved property can be estimated by the cost approach, it is necessary to estimate the value of

the site as if vacant.  Unfortunately, we found no recent sales of similar vacant parcels in the Giles County area with

similar location quality and topography.  The county assessed value of the site is $35,000.  Based on discussions with local

real estate brokers, Carol Lavinder and Tracy Songer, this appears to be a reasonable Market Value conclusion.  Since this

appraisal is allocating 3.50 acres of the 5.00-acre parcel for 204 Douglas Lane, we estimate the site value at $25,000

(Rounded).

Indicated Values

Unit of Comparison Land Acres

Indicated Value / Unit of Comparison $7,000

Land Indicated Value $24,500

Rounded $25,000
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Cost Approach

Replacement Cost New

The Marshall Valuation Service is the primary source for calculating the replacement cost of the improvements.  Base cost

calculations are summarized in the following table.  The costs of the site improvements were also estimated by

reviewing Marshall Valuation Service.  An entrepreneurial profit of 10% is appropriate for this type of property, based on

discussions with developers.

Building Costs

Building 1 Building 2 Building 3 Building 4

Building Details

Name A) Bunkhouse B) Bath House w/ Laundry and Kitchenette C) Sleeping Cabin D) Mobile Home

Source Marshall & Swift Contractor Marshall & Swift Marshall & Swift

Construction Class D D D D

Construction Quality Average Average Average Average

Current Cost Date 02/13/2025 02/13/2025 02/13/2025 02/13/2025

Effective Cost Date 02/13/2025 02/13/2025 02/13/2025 02/13/2025

Cost Adjustments

Unit Cost $50.00 $80,000.00 $40.00 $10,000.00

Total Adjusted $50.00 $80,000.00 $40.00 $10,000.00

     

Total per Unit $50.00 $80,000.00 $40.00 $10,000.00

Size 576 1 140 1

Unit SF EA SF EA

Total $28,800 $80,000 $5,600 $10,000
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Site Improvement Costs

Improvement 1

Name (7) RV Hookup Sites and (30) Tent Camping Sites

Source Marshall & Swift

Current Cost Date 02/13/2025

Effective Cost Date 02/13/2025

Cost Adjustments

Unit Cost $15,000.00

Total Adjusted $15,000.00

  

Total per Unit $15,000.00

Size 1

Unit Total

Total $15,000

Subtotal $15,000

Summary

Total Direct Costs $145,000

Indirect Costs 10% of Direct Costs $14,500

Replacement Cost New Before Entrepreneurial Incentive $159,500

Entrepreneurial Incentive 10% ( % of Repl Cost of All Improv's
Before Entrepreneurial Incentive )

$15,950

Total Replacement Cost New $175,450

Building Costs

Building 5

Building Details

Name E) Check-In Office / Wings Mural

Source Marshall & Swift

Construction Class D

Construction Quality Average

Current Cost Date 02/13/2025

Effective Cost Date 02/13/2025

Cost Adjustments

Unit Cost $40.00

Total Adjusted $40.00

  

Total per Unit $40.00

Size 140

Unit SF

Total $5,600

Subtotal Average $ / Unit Size Value

 $151.52 858 $130,000
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Weighted Average Age-Life Method

Item RCN Effective Age (Years) Economic Life (Years) Percent Depreciation

A) Bunkhouse $34,848 14 50 28.00%

B) Bath House w/ Laundry and Kitchenette $96,800 9 50 18.00%

C) Sleeping Cabin $6,776 4 50 8.00%

D) Mobile Home $12,100 20 50 40.00%

E) Check-In Office / Wings Mural $6,776 9 50 18.00%

(7) RV Hookup Sites and (30) Tent Camping Sites $18,150 5 50 10.00%

Weighted Average 20.29%

Incurable Physical Deterioration

Replacement Cost New $175,450

Less Curable Physical Deterioration (Deferred Maintenance) $0

Replacement Cost Less Curable Physical Deterioration $175,450

Age Life Ratio 20.29%

Total Incurable Physical Deterioration $35,598

Depreciation

There are three sources of accrued depreciation: physical deterioration, functional obsolescence, and external obsolescence.  

Physical Deterioration – Curable – The improvements are in average condition with no items of deferred maintenance. 
Therefore, there is no Physical Deterioration-Curable.

Physical Deterioration – Incurable – The Age/Life Method was used for determining Physical Deterioration – Incurable.  It is
estimated by the Effective Age divided by the building’s Economic Life, which accounts for Physical Deterioration – Curable. 
The estimated Economic Life of the buildings is ±50 years.

Functional Obsolescence – The subject improvements are configured such that areas are convenient and easy to access.  The
layout and design of the improvements are functional.  Therefore, there is no functional obsolescence attributed to the
improvements.

External Obsolescence – External obsolescence is the incurable diminished utility of a structure due to negative influences
from outside the site.  There is no indication that the subject property suffers from external obsolescence.
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Cost Approach Summary

Total Per SF GBA

Replacement Cost New

Building Costs $130,000 $58.88

Site Improvements $15,000 $6.79

Other Costs $0 $0.00

Total Direct Costs $145,000 $65.67

Indirect Costs $14,500 $6.57

Replacement Cost New Before Entrepreneurial Incentive $159,500 $72.24

Entrepreneurial Incentive $15,950 $7.22

Total Replacement Cost New $175,450 $79.46

Less Accrued Depreciation

Curable Physical Deterioration (Deferred Maintenance) - $0 - $0.00

Incurable Physical Deterioration Short-Lived - $0 - $0.00

Incurable Physical Deterioration Long-Lived - $35,598 - $16.12

Total Incurable Physical Deterioration - $35,598 - $16.12

Functional Obsolescence - $0 - $0.00

External Obsolescence - $0 - $0.00

Total Accrued Depreciation by All Causes - $35,598 - $16.12

Depreciated Cost of Building and Site Improvements $139,852 $63.34

Add Site Value (Rounded) $25,000 $11.32

Adjustments to Cost Approach

Adjustment Description Amount Per SF GBA

Total Adjustments $0

Cost Indicated Value $164,852 $74.66

Rounded $175,000 $79.26

Cost Approach Conclusion

The value by the Cost Approach is estimated as follows: 
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Income Approach

The subject has a variety of lodging options catering to hikers traveling the Appalachian Trail.  Following is a summary of

their posted rates:

 

We compared the subject to the rates of similar lodging facilities in Southwest Virginia that also cater to hikers traveling

the Appalachian Trail.  Following is a summary of the rates of similar facilities:

As shown in the tables presented above, the subject's rates are in line with the rates of similar facilities.  Thus, the

subect's nightly rates are reasonable and at market.

Gross Income

According to tax returns and income statements provided by the owner, the subject's Gross Income amounts from the

past four years are $106,565, $122,403, $113,040, and $105,172.  Therefore, we reconciled at $112,000 for the following

analysis.  This income includes revenue from lodging and shuttle service.
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Estimated Vacancy and Collection Loss

The following analysis is based on the subject's actual income history.  Therefore, no additional allowance for vacancy

and credit loss is necessary.

 

Operating Expenses

Lodging establishments similar to the subject are typically owner-operated.  Fixed expenses of taxes and insurance are

typical of most commercial real estate.  Variable expenses fall into two main categories: Departmental (room supplies,

food and beverage supplies) and Undistributed (administrative, marketing, maintenance, and utilities).

Fixed Expenses:

Taxes - Estimated taxes (including real estate, lodging, sales, etc.) are $2,927 based on the most recent tax returns

or 2.64% of Effective Gross Income.  Based on the expense comparables presented below, this is slightly low.

Insurance - The estimated annual insurance cost is $4,454 based on the most recent tax returns or 4.01% of

Effective Gross Income.  Based on the expense comparables presented below, this is reasonable.

Variable Expenses:

Departmental - Based on the subject property's most recent tax returns, we estimate the subject's departmental

expenses at $11,000 for supplies or 9.91% of Effective Gross Income.  Based on the expense comparables

presented below, this is reasonable.

Undistributed - Based on the subject property's most recent tax returns, we estimate the undistributed expenses

at $39,800 for contract labor and wages (listed as Human Resources in the Pro Forma), $10,000 for administration,

$500 for marketing, $5,000 for maintenance, and $13,000 for utilities.  This results in a total undistributed cost of

$68,300 or 61.53% of Effective Gross Income.  Based on the expense comparables presented below, this is double

the expense of similar properties.

Since the subject's variable expenses are so much higher than those of other

hospitality properties, the Income Approach is given approximately half the

weight of the Cost Approach.
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Pro Forma

Total % of GR

Income

Rooms Income $112,000 100.00%

Gross Income $112,000 100.00%

Fixed Expenses $7,381 6.59%

Real Estate Taxes $369 0.33%

Other Taxes $2,558 2.28%

Insurance $4,454 3.98%

Variable Expenses $79,300 70.80%

Departmental $11,000 9.82%

Undistributed $68,300 60.98%

Total Operating Expenses $86,681 77.39%

Net Operating Income $25,319 22.61%
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Direct Capitalization - This is used to capitalize the estimated net operating income into a value estimate for the

property.  Direct capitalization involves the capitalization of anticipated net operating income for the next year at an

overall rate of return.  This rate is also commonly referred to as the 'going-in' capitalization rate. 

There are several methods of analyzing a capitalization rate.  When adequate data is available, the overall rate is best

derived from the comparable sales.  Unfortunately, we found no sales of similar properties with income and expense

information.  In the absence of sufficient data from comparable sales, National Surveys, Mortgage-Equity, and Debt

Service Coverage Ratios can be used to discern a capitalization rate.

According to RealtyRates® Investor Survey capitalization rates for similar properties range from 6.85% to 16.06% with a

mean of 10.79%.
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As shown above, capitalization rates for similar properties range between 10.22% and 10.63% for the last four quarters.
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The Mortgage‑Equity Method recognizes the current availability of mortgage financing and equity return demanded by

typical investors.  Based on discussions with many of our clients, loan terms may begin to tighten, and interest rates are

on the rise.  Current commercial lending policies for this type of property indicated mortgage loans for 58% of market

value, based on a 25-year amortization schedule at an annual interest rate of 10.00%.

According to the Survey, Equity Dividend Rates range from 7.56% to 18.56% with a mean of 12.51%.  Thus, an annual

equity return of 13.00% is deemed sufficient to induce investment.  In addition, the basic rate incorporates credit for

equity buildup through mortgage amortization.  Credit for equity buildup occurs on that portion of the investment

represented by the mortgage principal (15.44%) to the extent that amortization has occurred during the holding period. 

Weighted by these considerations, the sinking fund factor at the equity rate, is deducted from the basic rate.  In the

current instance, a 10-year projection period was considered typical for the subject property type.
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The Debt Coverage Formula is used by real estate lenders in determining an investment's degree of risk.  Institutional

lenders who are primarily fiduciaries often use this measure of constraint.  Because of their responsibility to the investor

they represent, institutional lenders are particularly sensitive to the safety of loan investments, especially the safety of

principal.  Profit and safety are their first concerns, along with the avoidance of default and foreclosure.  As a result,

when these fiduciaries underwrite income property loans, they try to provide a cushion so that the borrower will be able

to meet the debt service obligations on the loan, even if the building declines.

To estimate an overall rate, the debt coverage ratio (DCR) is multiplied by the mortgage constant and the loan-to-value (L-

T-V) ratio.  The DCR is a factor that measures the “safety margin” that the net income has to pay the mortgage payment. 

For example, a DCR of 1.50 means that net income exceeds the mortgage payment by 50%.  The investment criterion

generated the following conclusions:

Based on an analysis of the quality, quantity, location, and economic environment, as well as the foregoing analysis, we

deemed an overall capitalization rate of 10.00% to be appropriate for the subject property.

Direct Capitalization OAR Amount
Per Rentable

Area SF

Net Operating Income After Reserves $25,319 $11.47

Capitalized Value 10.00% $253,190 $114.67

        Low Range 11.00% $230,173 $104.24

        High Range 9.00% $281,322 $127.41
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Discounted Cash Flow Analysis - Discounted cash flow analysis is a second method of income capitalization often used

for income producing properties.  It is most commonly used for multi-tenant properties, where both existing leases and

market lease terms must be considered or in properties where income is projected to be variable.  However, my research

indicates that few market participants apply this technique to properties similar to the subject.  For this reason,

discounted cash flow analysis was not used in this appraisal report.

Direct Capitalization Discounted Cash Flow Income Approach

$250,000 N/A $250,000

Conclusion

The variable expenses obtained from the owner's most recent tax returns are significantly higher (as a percentage of

gross income) than those of other small hospitality properties with which we are familiar.  Therefore, the Income

Approach is given minimal consideration.
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Reconciliation

Indicated Values

Description Indicated Value

Land Value $25,000

Cost Approach $175,000

Sales Comparison Approach N/A

Income Approach $250,000

Final Estimate of Value

The comparable sales and leases were well verified and similar to the subject property.  Thus, they are a strong reflection

of the market.  In my opinion, this appraisal demonstrates completeness in describing the general market and subject

property.  The degree of narrative is adequate and relevant to the property type.

Exposure Time and Marketing Period - Based on statistical information about days on market, escrow length, and

marketing times gathered through national investor surveys, sales verification, and interviews of market participants,

marketing and exposure time estimates of 12 months, respectively, is reasonable and appropriate for the subject

property assuming aggressive professional marketing. 

The variable expenses obtained from the owner's most recent tax returns are significantly higher (as a percentage of

gross income) than those of other small hospitality properties with which we are familiar.  Furthermore, some of the

income is attributable to lodging in the single-family residence, which is excluded from this appraisal.  Therefore, the

Income Approach is given approximately half the weight of the Cost Approach.

Based on the foregoing analysis, it is my opinion and conclusion that the subject property’s Fee Simple Market Value "As-

Is" based on market conditions as of February 13, 2025, considering a 12-month Exposure/Marketing Time is:

TWO HUNDRED THOUSAND DOLLARS

Value Conclusions

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value

Subject Current Market Value As Is Fee Simple 02/13/2025 $200,000
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Addenda

1) Qualifications of the Appraiser
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2) Glossary
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3) Engagement Letter
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4) Flood Map
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5) Zoning Ordinance
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