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July 30, 2021 

Ms. Judy Dietz 
Evangelical Christian Credit Union 
955 West Imperial Highway, PO Box 2400  
Brea, CA  92822 

Re: Appraisal of Real Property 
Redemption Church Spokane
212 South Division Street 
Spokane, Washington  99202 
BBG File #0121010897

Dear Ms. Dietz, 

In accordance with your authorization (per the engagement letter found in the addenda of this report), 
we have prepared an Appraisal of the above-referenced property. 

The subject is a religious facility comprised of a 21,850 SF two-story building situated on a 0.85 acre 
rectangular lot located in downtown Spokane, Washington.  The building was originally built in 1950 and 
has an approximately 3,000 SF sanctuary area with a 150-seat capacity (est.), along with a multi-purpose 
area, classrooms, a library, kitchen and a lounge.  In addition, the property has a 59-stall surface parking 
area adjacent to the west of the building.  

As of the valuation date of this report, Redemption Church of Spokane owns the subject property.  The 
subject is not currently listed for sale, nor is it under a sales contract.  

This appraisal report was prepared to conform with the requirements of the Uniform Standards of 
Professional Appraisal Practice (USPAP), the appraisal guidelines set forth in Title XI of the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), and the December 2010 
Interagency Appraisal and Evaluation Guidelines. This report has been written in accordance with the 
Code of Ethics and the Standards of Professional Practice of the Appraisal Institute. In addition, this report 
is intended to be in compliance with additional requirements of Evangelical Christian Credit Union (client).  
The report is intended to be used by Evangelical Christian Credit Union, but other intended users may 
include other Federal or State regulated credit unions and banks.  No other party may rely upon the 
findings in this report. 

Covid-19 vaccines in the US have been a resounding success as death and new case rates continue to 
plummet. Americans are traveling again, and mobility should continue to increase as consumers spend 
more money. Strong economic growth is expected throughout 2021 and into 2022 as rates are expected 
to remain near historical lows. Given recent bond yield increases, investors have expressed worries over 
upward pressure on interest rates; however, rates remain well below historical norms.  

Medium and long-term outlooks are favorable and interest rates are expected to remain low into 2023, 
which could bode well for commercial real estate. Over the short-term hotels, restaurants without drive-
thru windows and non-credit retail have taken the brunt of the declines while industrial, self-storage and 
multi-family have been the least affected. Office demand has faced downward pressures due to remote 



Ms. Dietz 
July 30, 2021 
Page 2 

REDEMPTION CHURCH SPOKANE APPRAISAL

working trends and elevated levels of unemployment, which are declining. We will continue to interview 
market participants regarding changes in market conditions. 

Please refer to our detailed analysis of the impact of this pandemic on the various markets and property 
types within the addenda to this report.  We are keenly mindful of the effect of the national, state, and 
local economies as they relate to the subject property.  Key indicators have been addressed with the 
appropriate sections of this report.

Note:  Our estimate of market value is subject to the following Extraordinary Assumptions and/or 
Hypothetical Conditions: 

Based on our inspection of the property and the investigation and the analysis undertaken, we have 
concluded the following value opinion(s). 

Note, the client requested a 180-day or 6-month liquidation value, but based on our research and 
discussions with market participants, a marketing period of 6 months or less was concluded and, 
therefore, the as-is value is equal to a 180-day or 6-month liquidation value.  

This letter must remain attached to the report, which should be transmitted in its entirety, in order for 
the value opinion set forth to be considered valid. 

Extraordinary Assumption(s) This  apprai sa l  empl oys  no extraordinary ass umptions .

Hypothetical Condition(s) This  apprai sa l  empl oys  no hypothetical  conditions .

The val ues pres ented wi thin this appra is al report are subject to the extraordi nary as sumptions and hypothetical

condi tions l i s ted below. Purs uant to the requi rement within Uniform Standards of Profess iona l Apprai sa l Practi ce

Standards , i t i s stated here that the us e of any extraordinary as sumpti ons might have affected the as s ignment

res ul ts .

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value - As  Is Fee Simple June 30, 2021 $2,000,000 

MARKET VALUE CONCLUSION(S)
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Our firm appreciates the opportunity to have performed this appraisal assignment on your behalf. If we 
may be of further service, please contact us. 

Sincerely, 
BBG, Inc. 

Shawn Wayt, MAI Joel  H. Thompson

WA Certi fied General  Appra is er WA Certi fied General  Appra is er

License #: 1102162 License #: 20114624

206-384-4939 971-346-4605

swayt@bbgres .com jthomps on@bbgres.com

Kurt Plas ter, MAI

WA Certi fied General  Appra is er

License #: 1102120

503-478-1014

kplaster@bbgres .com
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SUBJECT PROPERTY

Exterior view of the east elevation of the subject building  Exterior view of the south and & west elevations of the 
subject building 

Exterior view of the west elevation of the subject building Exterior view looking north along the surface parking area 
and the west elevation of the subject building 

Exterior view of the main entrance to the subject building, 
which is along the east elevation 

Interior view of a lobby area on the west side of the 
building 
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Interior view of the sanctuary  Interior view of a classroom area 

Interior view of a multi-purpose area Interior view of a restroom 

Interior view of the kitchen area Interior view of a private office 
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Interior view of the stage/rostrum area within the 
sanctuary 

Interior view of the library area 

View looking west along 2nd Avenue (subject on the left)  View looking east along the alley and towards the subject’s 
west elevation 

View looking east along 2nd Avenue (subject on the right)  View looking north along Division Street (subject on the 
left and behind) 
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SUMMARY OF SALIENT FACTS

PROPERTY DATA

Property Name

Address

Location

Property Description

County

Parcel Number

Census Tract No.

Legal Description

Site Area

Primary Site 37,026 square feet (0.8500 acres )

Total 37,026 square feet (0.8500 acres)

Zoning

Flood Status

Year Built

Year Renovated

Type of Construction

Number of Buildings

Gross Building Area

Net Rentable Area

Total Number of Tenants

Occupancy

Overall Condition

Overall Quality

Overall Design/Functionality Average

21,850 square feet

Owner Occupancy

Owner Occupancy

Average/Good

Average

Various

Brick

3

21,850 square feet

Zone X (unshaded) is a Non-Specia l Flood Hazard Area (NSFHA) of minimal flood hazard,

usual ly depicted on Flood Insurance Rate Maps (FIRM) as above the 500-year flood level .

Thi s is an area in a low to moderate ri sk flood zone that i s not in any immediate danger

from flooding caused by overflowing rivers or hard ra ins . In communities that participate

in the National Flood Insurance Program (NFIP), flood insurance is avai lable to a l l

property owners  and renters  in thi s  zone.

Redemption Church Spokane

212 South Divis ion Street

Spokane, Washington  99202

This property is located towards the s outh end of downtown Spokane near Inters tate 90,

in Spokane County, Washington.Special ty (Rel igious  Faci l i ty)

A rel igious  faci l i ty

Spokane

35191.1304

003500

Rai l road 4TH Add. LTS 9 to 18 Block 112

DTG; Downtown Genera l

1950
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Advantages The subject has good acces s to Inters tate 90 and good vis ibi l i ty al ong Di vis ion

Street.

The subject bui lding is of brick mas onry construction, which is relativel y low

maintenance.

The s ubject features  adequate on-s i te parking.

The s ubject has  been wel l -mainta ined and i s  i n average/good condition.

Challenges The s ubject i s  not fi re sprinkl ed.

The subject i s located withi n an economical l y chal l enged part of the downtown

area .The s ubject i s  not el evator served.

The s ubject property is of older construction and may require more ongoi ng upkeep

to mainta in i ts  economic l i fe.

RISK SUMMARY

As Is as of June 30, 2021

Cost Approach $2,290,000 $104.81 Per Square Foot (GBA)

     Land Value $1,850,000 $49.96 Per Square Foot of Land

Sales Comparison Approach $1,970,000 $90.16 Per Square Foot (GBA)

Approach Reliance

Value Conclusion - As Is $2,000,000 $91.53 Per Square Foot (GBA)

Exposure Time (Months) 6 months  or less

Marketing Time (Months) 6 months  or less

VALUE INDICATIONS

Sales Comparison Approach
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PROPERTY H ISTORY

Redemption Church Spokane has owned the subject property since 2016.  

To the best of our knowledge, no sale or transfer of ownership has taken place within a three-year period 
prior to the effective appraisal date. 

SCOPE OF WORK

Recent Transaction

Sale Date Ma y 16, 2016

Deed Book/Page 201606062

Sale Price $1,255,000

per SF NRA $57.44

Grantor First Covenant Church

Grantee Redemption Church Spokane

APPRAISAL INFORMATION

Client

Intended User(s)

Intended Use

Property Rights Appraised / Premise

Date of Inspection

Marketing Time

Exposure Time

Owner of Record

Property Contact(s)

Most Probable Purchaser

Highest and Best Use

If Vacant

As Improved

This  appra isa l  i s  to be used for mortgage financing purposes .

Evangel ica l  Chri s tian Credi t Union

955 Wes t Imperia l  Highway, PO Box 2400

Brea , CA  92822

This apprai s a l report may only be rel ied upon by the cl ient a nd intended user(s ) na med

herein Evangel ica l Chris tian Credi t Union and other intended users ma y include other

Federal  or State regulated credi t unions  and banks .

As  currently developed

 •Market Va lue of the Fee Simple interest in the s ubject property, As  Is  as  of June 30, 2021

June 30, 2021

6 months  or les s

6 months  or les s

Redemption Church of Spokane

Mr. Jonathan Bonetti , the owners hip's representative, was interviewed during the

ins pection and over the phone.

Owner-Us er

Commercia l  or multi -fami ly res identia l  development
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SCOPE OF THE INVESTIGATION 

General and Market Data 
Analyzed 

 Regional economic data and trends 

 Market analysis data specific to the subject property type 

 Published survey data 

 Neighborhood demographic data 

 Comparable cost, sale, rental, expense, and capitalization rate 
data 

 Floodplain status 

 Zoning information 

 Assessor’s information 

 Interviewed professionals knowledgeable about the subject’s 
property type and market 

Inspection Details Mr. Kurt Plaster conducted an interior and exterior inspection on 
June 30, 2021

Property Specific Data 
Requested and Received 

Data Requested, but not 
Provided 

Data Sources 

VALUATION METHODOLOGY 

Most Probable Purchaser To apply the most relevant valuation methods and data, the 
appraiser must first determine the most probable purchaser of the 
subject property.  

The most probable purchaser of the subject "As Is" is an owner-user 
as there are no long-term leases in place. 

PROPERTY DATA RECEIVED
Phase 1 ESA 

Ti tle report

DATA REQUESTED, BUT NOT PROVIDED

Floor plans  

Bui lding plan 

Si te plan 

Sa le contract 

Previous  appra isa l

Si te Si ze Ass es sor's  Records

Bui lding Si ze Ass es sor's  Records

Ta x Data Ass es sor's  Records

Zoning Information Planning Dept

Flood Status FEMA

Demographics  Reports Spotl ight

Comparable Land Sa les Appra is er's  fi les , CoStar & MLS

Cons truction Cost Data Marshal l  Valuation Services

Comparable Improved Sa les Appra is er's  fi les , CoStar & MLS

DATA SOURCES
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Valuation Methods Utilized This appraisal employs the Cost Approach and the Sales Comparison 
Approach. Based on our analysis and knowledge of the subject 
property type and relevant investor profiles, it is our opinion that 
these approaches would be considered applicable and/or necessary 
for market participants. Because the subject property is a specialized 
land use, it is not typically marketed, purchased or sold on the basis 
of anticipated lease income. Lease comparables are rare and 
generally do not reflect market transactions. Therefore, we have not 
employed the Income Capitalization Approach to develop an opinion 
of market value. The client also requires an insurable value of the 
improvements. 

DEFINITIONS 

Pertinent definitions, including the definition of market value, are included in the glossary, located in 
the Addenda to this report. The following definition of market value is used by agencies that regulate 
federally insured financial institutions in the United States: 

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 specified date 
and the passing of title from seller to buyer under conditions 
whereby: 

 Buyer and seller are typically motivated; 

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

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

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

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

Extraordinary Assumption(s) This  appra i sa l  empl oys  no extra ordina ry a ss umptions .

Hypothetical Condition(s) This  appra i sa l  empl oys  no hypothetica l  conditions .

The val ues pres ented wi thin this a ppra is a l report a re subject to the extra ordi na ry as sumptions a nd hypothetica l

condi tions l i s ted below. Purs ua nt to the requi rement within Uniform Sta ndards of Profess iona l Apprai sa l Pra cti ce

Sta ndards , i t i s s tated here that the us e of a ny extraordinary a s sumpti ons might ha ve a ffected the as s ignment

res ul ts .

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)
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sales concessions granted by anyone associated with the 
sale.” 

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 
34.42[g]; also Interagency Appraisal and Evaluation Guidelines, 
Federal Register, 75 FR 77449, December 10, 2010, page 77472 

As Is Market Value  As is market value is defined as, “The estimate of the market value of 
real property in its current physical condition, use, and zoning as of 
the appraisal date.” 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 
6th ed. (Chicago: Appraisal Institute, 2015); also Interagency 
Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, 
December 10, 2010, page 77471 

Definition of Property Rights 
Appraised 

Fee simple estate is defined as, “Absolute ownership unencumbered 
by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, 
police power, and escheat.” 

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 
6th ed. (Chicago: Appraisal Institute, 2015) 

Applicable Requirements 

This appraisal is intended to conform to the requirements of the following:

 Uniform Standards of Professional Appraisal Practice (USPAP); 

 Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

 Applicable state appraisal regulations; 

 Appraisal requirements of Title XI of the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA), revised June 7, 1994; 

 Interagency Appraisal and Evaluation Guidelines issued December 10, 2010; 

 Appraisal guidelines of Evangelical Christian Credit Union  

LEVEL OF REPORTING DETAIL 

Standards Rule 2-2 (Real Property Appraisal, Reporting) contained in USPAP requires each written real 
property appraisal report to be prepared as either an Appraisal Report or a Restricted Appraisal Report. 

This report is prepared as an Appraisal Report. An Appraisal Report must at a minimum summarize the 
appraiser’s analysis and the rationale for the conclusions. This format is considered most similar to what 
was formerly known as a Self-Contained Appraisal Report in prior versions of USPAP. 
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REGIONAL ANALYSIS

The subject site is located in Spokane County in northeast Washington situated east of the Cascade Range 
and on the western slope of the Coeur d’Alene mountains next to the Idaho border.  Note that much of 
the analysis of the Spokane area that follows relies upon statistics that reflect the economic situation prior 
to the onset of the Covid-19 Pandemic, although attempt to rely on the most recent statistics as much as 
possible. 

SPOKANE COUNTY

The subject is in the Spokane County, WA, as defined by the U.S. Office of Management and Budget, 
situated east of the Cascade Range and on the western slope of the Coeur d’Alene mountains next to the 
Idaho border. According to the State of Washington’s Employment Security Department, Spokane County 
is 1,763 square miles in size and is the 4th most populous county in the State of Washington and most 
populous county in eastern Washington.  The City of Spokane is the second largest city in Washington 
State and the City makes up 43% of the county’s population.   

POPU LA TION

Spokane County has an estimated 2021 population of 532,219, which represents an average annual 1.1% 
increase since the 2010 census of 471,221. Spokane County’s annual growth rate equaled the State of 
Washington rate of 1.1%.  

Looking forward, Spokane County's population is projected to increase at a 1.3% annual rate from 2021-
2026 and is expected to exceed that of Washington, which is projected to be 1.2%. 

EMP LOYMEN T

Total employment in Spokane County is currently estimated at 229,937 jobs as of May 2021. Between 
2010 and 2020 (year-end), employment increased by 16,077 jobs, equivalent to a 7.5% increase over the 
entire period. With the exception of Years 2011, 2013, and 2020, there were gains in employment in every 
year since 2010, despite the national economic downturn and recovery. Spokane’s rate of employment 
growth over the last decade was less than that of Washington, which experienced an increase in 
employment of 14.5%, or 452,413 jobs, over this period. 

After the onset of the current pandemic, the number of jobs in Spokane County declined. In December 
2020 there were approximately 229,937 jobs, a slight decline from February when there were 247,797. In 
March, the number of jobs were reported at 246,432 and then in April the number of jobs declined to 
225,381, a 8.5% one-month decline. It then rose to 226,966 jobs in May, up 0.7% from April but still 7.8% 
below the number of jobs in March. 

Population Compound Ann. % Chng

2010 Census 2021 Estimate 2026 Projection 2010-2021 2021-2026

Spokane County, WA 471,221 532,219 563,432 1.1% 1.1%

Washington 6,724,540 7,765,146 8,253,196 1.3% 1.2%

Source: Environics Analytics

POPULATION TRENDS
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A comparison of unemployment rates is another way of gauging an area’s economic health.  Over the past 
decade, Spokane County unemployment rate has been consistently higher than that of Washington, with 
an average unemployment rate of 7.1% in comparison to a 6.4% rate for Washington. Recent data shows 
that the unemployment rate for Spokane County was 5.0% in May and 5.0% for the State of Washington 
at the same time period.  

The following chart shows the employment figures for Spokane County and Washington State from 2010 
to 2021.  

Major employers in the Spokane County are shown in the following table. 

Total Employment (Year End) Unemployment Rate (Ann. Avg.)

Year

Spokane 

County, WA

% 

Change Washington

% 

Change

Spokane 

County, WA Washington

2010 213,860 3,126,125 9.1% 9.1%

2011 211,790 -1.0% 3,146,924 0.7% 8.7% 8.5%

2012 213,004 0.6% 3,204,752 1.8% 8.3% 7.7%

2013 211,849 -0.5% 3,238,324 1.0% 8.0% 6.6%

2014 214,472 1.2% 3,312,968 2.3% 6.8% 5.9%

2015 219,960 2.6% 3,385,813 2.2% 6.3% 5.4%

2016 226,447 2.9% 3,476,793 2.7% 6.0% 5.2%

2017 230,528 1.8% 3,564,923 2.5% 5.3% 4.6%

2018 239,977 4.1% 3,671,124 3.0% 5.1% 4.4%

2019 248,728 3.6% 3,783,975 3.1% 5.2% 4.1%

2020 229,937 -7.6% 3,578,538 -5.4% 8.8% 8.4%

Overall  Change 2010-2020 16,077 7.5% 452,413 14.5%

Avg Unemp. Rate 2010-2020 7.1% 6.4%

Unemployment Rate - May 2021 5.0% 5.0%

EMPLOYMENT TRENDS

Source: Bureau of Labor Statistics and Economy.com. Employment figures are from the Current Employment Survey (CES). 

Unemployment rates are from the Local Area Unemployment Statistics (LAUS). The figures are seasonally adjusted.

Name Number of Employees

1 Fairchild AFB 5,935

2 Providence Health Care - Eastern Washington 5,688

3 Kalispel Tribal Economic Authority 1,792

4 URM Stores, Inc. 1,467

5 Walmart Inc. 1,417

6 Eastern Washington University 1,381

7 Community Colleges of Spokane 1,320

8 Gonzaga University 1,289

9 Rockwood Clinic PS 1,155

10 Avista Corp. 1,152

11 Deaconess Medical Center 1,110

12 Manns-Grandstaff Veterans Affairs Medical  Center 1,102

13 Ecova Inc. 935

14 Alorica Business Solutions 932

15 BNSF Railway Co. 900

16 Kaiser Aluminum Washington LLC 900

MAJOR EMPLOYERS - SPOKANE VALLEY - SPOKANE

Source: Greater Spokane Economic Development, 2018
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As discussed, the Spokane County has a fairly diverse employment base. The greater area’s largest 
industry falls under the health care & social assistance sector, with retail being the second largest sector 
in the area.  The following represents employment sectors for Spokane County in comparison to the state 
of Washington. 

HOU SEH OLD INC OME

Spokane County is less affluent than Washington State as a whole. Median household income for the 
Spokane County is $63,434, which is 21.9% smaller than the corresponding figure for Washington.  

EMPLOYMENT SECTORS - 2019

Source: Eureau of Economic Analysis, U.S. Dept. of Commerce, 2019

17.6%

12.5%

8.1%

6.9%

6.8%

6.7%

6.5%

6.1%

6.0%

5.7%

4.4%

4.2%

2.6%

2.4%

1.5%

1.3%

0.3%

0.2%

0.1%

12.8%

12.0%

8.2%

9.0%

7.2%

8.0%

4.6%

5.7%

6.1%

5.8%

3.8%

5.0%

2.1%

2.9%

4.1%

1.3%

1.1%

0.2%

0.1%

0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0% 16.0% 18.0% 20.0%

      Health care and social…

      Retail trade

      Accommodation and…

      Professional,…

      Construction

      Manufacturing

      Finance and insurance

      Real estate and rental…

      Other services (except…

      Administrative and…

      Wholesale trade

      Transportation and…

      Educational services

      Arts, entertainment,…

      Information

      Management of…

      Forestry, fishing, and…

      Mining, quarrying, and…

      Utilities

Spokane County, WA Washington

Average Median

Spokane County, WA $85,710 $63,434

Washington $112,476 $81,235

Comparison of Spokane County, WA to Washington - 23.8% - 21.9%

Source: Environics Analytics

MEDIAN HOUSEHOLD INCOME - 2021
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The following chart shows the distribution of households across twelve income levels. Spokane County 
has a greater concentration of households in the lower income levels than Washington. Specifically, 
roughly 57% of Spokane County households are below the $75,000 level in household income as 
compared to approximately 46% of Washington households. A lesser concentration of households is 
apparent in the higher income levels, as roughly 42% of Spokane County households are above the 
$75,000 level in household income versus approximately 53% of Washington households. 

EDUCAT ION & AGE

Residents of Spokane County have a lower level of educational attainment than those of Washington. An 
estimated 31% of Spokane County residents are college graduates with four-year degrees, versus 36% of 
Washington residents. People in Spokane County are similar in age to their Washington counterparts. The 
median age of both the Seattle MSA and Washington is 38 years. 

HOUSEHOLD INCOME DISTRIBUTION - 2021

Source: Environics Analytics

9.41%

8.61%

8.41%

13.61%

17.44%

14.12%

9.75%

6.28%

5.83%

2.65%

2.70%

1.19%

7.13%

6.18%

6.44%

10.56%

16.12%

13.22%

10.64%

8.07%

9.11%

4.76%

4.92%

2.84%

0.00% 2.50% 5.00% 7.50% 10.00% 12.50% 15.00% 17.50% 20.00% 22.50%

Income < $15,000

Income $15,000 - $24,999

Income $25,000 - $34,999

Income $35,000 - $49,999

Income $50,000 - $74,999

Income $75,000 - $99,999

Income $100,000 -…

Income $125,000 -…

Income $150,000 -…

Income $200,000 -…
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EDUCATION AND AGE - 2021 

Source: Environics Analytics 

CONC LUSI ON

Spokane County acts as the regional center for the surrounding rural populations of Eastern Washington 
and Northern Idaho.  According to the Washington State Employment Security Department’s county 
profile, its regional services include government and higher education, medical services, retail trade and 
finance.  Fairchild Air Force Base is the county’s largest employer and in 2021, Fairchild will see an increase 
in approximately 200 personnel.  The manufacturing sector in the area has a solid base due to its proximity 
to Bonneville dam power generation, the rail systems and the Interstate highway system.  Spokane’s 
urban center is competitive with centers and it is attracting investment, which will likely lead to the 
creation and expansion of other businesses and furthering a diverse and healthy economy.   
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REGI ONA L MAP



SURROUNDING AREA ANALYSIS  17 

REDEMPTION CHURCH SPOKANE APPRAISAL

SURROUNDING AREA ANALYSIS

BOU NDAR IES

The subject is located in the downtown area of Spokane. This area is generally delineated as outlined in 
the following map with the subject property being marked with a star and other areas labeled.   

Downtown Spokane is the City’s and region’s cultural and economic center.  As stated in the Spokane City 
website, this area houses the largest employers and has unique assets including the Riverfront Park 
(located north of the subject), the financial district, major retail (including the River Park Square Shopping 
Mall), the Spokane Convention Center, historic urban core and portions of the growing university and 
medical districts.  The University District is home to Gonzaga University, as well as satellite campuses for 
Washington State University, Eastern Washington University, and Whitworth University. Gonzaga’s 
campus is located north of the Spokane River, while the three aforementioned satellite campuses are 
located along Spokane Falls Boulevard to the South of the Spokane River. The medical district is located 
just south of Interstate 90 and includes Providence Sacred Heart Medical Center, Shriners Hospital for 
Children, and MultiCare Deconess Hospital.  An additional map is included to highlight some of these 
areas. 
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The City is currently in the process of updating the Downtown Plan to guide future efforts and resources 
for the area.  Spokane’s Downtown Plan is a strategic, action-oriented document that outlines the 
community’s vision of downtown for the next ten years.  The plan aims to articulate a vision for downtown 
and define actions to achieve that vision and to build consensus.  The overall goals included in the 
downtown plan include: (1) creating a walkable and connected downtown, (2) accentuate and cultivate 
thriving arts, culture and historical places, (3) create a great place to live, work and play, (4) created 
welcoming and engaging public spaces, and (5) build-up and organize downtown management.    

ACCESS A ND L I N KA GES

Primary access to the area is provided by Division Street, a major arterial that crosses the Spokane metro 
area in a north/south direction. The subject is located directly on Division Street.  Interstate 90 is located 
just two blocks south of the subject.  Interstate 90 crosses the State of Washington in largely an east/west 
direction.  Overall, vehicular access is good.  

Public transportation is provided by the Spokane Transit Authority and provides access to various 
locations throughout the City of Spokane and beyond. The nearest bus station is located a block to the 
west at 2nd and Browne serving Routes 45 and 945. The local market perceives public transportation as 
average compared to other areas in the region. However, the primary mode of transportation in this area 
is the automobile. 

The Spokane International Airport is located about 7 miles from the property; travel time is about 10 
minutes, depending on traffic conditions.  
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DEMA ND GE NERAT OR S

Major employers include Fairchild Air Force Base, Providence Health Care-Eastern Washington, Eastern 
Washington and Gonzaga Universities. Fairchild Air Force Base is located approximately 13 miles west of 
the City, while all of the remaining employers mentioned are located within 3 to 5 minutes driving time 
or closer to the subject.  These employers represent significant concentrations in the defense, medical 
and higher education industries.  

DEMOGRAPH IC S

A demographic profile of the surrounding area, including population, households, and income data, is 
presented in the following table. 
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SERVICE S AND  AMEN IT IE S

The nearest commercial area with restaurants, convenience stores and support services is located in the 
Downtown Core, about 1-2 minutes driving time from the property. The closest lodging facilities are 
located within 1-2 minutes of the property and include La Quinta Inn, Hampton Inn & Suites, Holiday Inn 
Express, The Centennial Hotel Spokane and others. The nearest fire and police stations are within 2-4 
miles of the property. 

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

212 S Division 

Street - 1 mi 

Radius

212 S Division 

Street - 3 mi 

Radius

212 S Division 

Street - 5 mi 

Radius

Description Totals Totals Totals

Population

2026 Projection 13,079 117,007 230,234

2021 Estimate 12,632 112,700 220,431

2010 Census 12,033 106,895 204,888

2000 Census 11,175 105,655 195,641

2021 Est. Median Age 39.59 37.72 37.83

2021 Est. Average Age 41.76 39.32 39.21

Households

2026 Projection 6,700 52,106 99,742

2021 Estimate 6,356 49,732 94,928

2010 Census 5,807 45,917 86,542

2000 Census 5,860 45,818 82,164

2021 Est. Average Household Size 1.62 2.15 2.26

2021 Est. Households by Household Income

Income < $15,000 25.2 14.9 12.4

Income $15,000 - $24,999 17.0 11.6 10.5

Income $25,000 - $34,999 11.1 9.3 9.3

Income $35,000 - $49,999 12.1 13.7 14.1

Income $50,000 - $74,999 10.8 17.2 18.0

Income $75,000 - $99,999 8.1 11.6 12.7

Income $100,000 - $124,999 5.5 7.5 8.3

Income $125,000 - $149,999 2.9 4.5 4.9

Income $150,000 - $199,999 3.0 4.2 4.4

Income $200,000 - $249,999 1.8 2.0 2.0

Income $250,000 - $499,999 1.7 2.2 2.2

Income $500,000+ 0.8 1.2 1.1

2021 Est. Average Household Income $57,013 $73,926 $76,485

2021 Est. Median Household Income $31,608 $50,651 $54,514

2021 Est. Tenure of Occupied Housing Units

Owner Occupi ed 23.8 49.9 57.0

Renter Occupi ed 76.2 50.1 43.0

2021 Est. Median All Owner-Occupied Housing Value $285,340 $241,031 $228,974

Source: 2021 Clari tas , Inc.
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LAN D USE

In the immediate vicinity of the subject, the primary uses include a mix of commercial, hotel/motel, and 
multi-family uses. Division Street, on which the subject fronts, is a heavily-retailed arterial that runs from 
the CBD through North Spokane. Other land use characteristics are summarized in the following table. 

SURROUNDING AREA LAND USES 

Character of Area Urban 

Predominant Age of Improvements 10 to 50 years 

Predominant Quality and Condition Average 

Approximate Percent Developed ±90% 

Infrastructure/Planning Average 

Predominant Location of Undeveloped 
Land 

South and west 

Prevailing Direction of Growth North and east 

SUBJECT’S IMMEDIATE SURROUNDINGS 

North Retail building with a Starbucks 

South Retail/Office building 

East Apartment building 

West La Quinta Inn & Suites 

DEVELOPME NT ACTI VITY  AND  TREND S

During the last five years, development has been predominantly of multi-family (apartment) uses, and has 
included the following projects listing in the table below. 

The pace of development has generally accelerated over this time and has continued through the 
pandemic, although the pandemic likely slowed the overall pace of development. 

OUTLOOK A ND CONC LU SION S

The area is in the redevelopment stage of its life cycle. Given the history of the area and the growth trends, 
it is anticipated that property values will remain stable in the near future with increases over the long-
term. 

No. Name Address Size Year Built Use
1 Peppertree Plaza 2-4 W. 3rd Ave. 15,000 SF 2016 Reta i l  (Strip Center)

2 The M 612 W. Main Ave. 108 Units 2018 Apartments

3 The Imperia l 120 W. 3rd Ave. 92 Uni ts 2021 Apartments

4 The Catayls t 601 E. Rivers ide Ave. 164,000 SF 2020 Office

5 The Hub 12 N. Sheridan St. 40,000 SF 2020 Uti l i ty Sub-Station

6 Ridpath Club Apartments  & Condos 515 W. Sprague Ave. 206 uni ts 2018 Apartments

7 Donna Hanson Haven 24 W. 2nd Ave. 51 uni ts 2018 Apartments

8 Proposed Office 102 N. Divis ion St. 33,106 NA Office

9 Sherman Apartments 131 S. Sherman St. 9 units NA Apartments

Source: CoStar

RECENT CONSTRUCTION AND PROPOSED PROJECTS IN DOWNTOWN SPOKANE
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In comparison to other areas in the region, the area is rated as follows: 

SURROUNDING AREA ATTRIBUTE RATINGS 

Highway Access Above Average 

Demand Generators Above Average 

Convenience to Support Services Above Average 

Convenience to Public Transportation Above Average 

Employment Stability Average 

Police and Fire Protection Average 

Property Compatibility Below Average 

General Appearance of Properties Average 

Appeal to Market Average 

Price/Value Trend Stable 

NEIGHBORH OOD  MAP
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MARKET ANALYSIS

RELIGIOUS FACILIT IES

The market for religious facilities, schools, and community centers overlaps: it shares many of the same 
potential purchasers, and the physical design of a religious facility, which typically includes a gymnasium 
or similar large assembly area in addition to a sanctuary are frequently adaptable for use as schools, and 
vice versa. Conversely, schools typically have need of educational or classrooms and food preparation 
facilities, which are common in larger religious facilities. Community centers, a somewhat smaller 
proportion of this market, have similar needs for assembly, recreation, administration (office), and 
education (classrooms).  

Two social forces have led to a market for religious facilities: the emergence of entrepreneurial churches, 
particularly nondenominational churches associated with the broader evangelical movements such as 
Pentecostalism, Bible churches, and community churches. The so-called megachurch movement, in 
particular, has fostered the development of large churches, strong evangelical outreach, and 
entrepreneurial innovation and administration leading to a market for larger and more modern facilities. 

RELIGIOUS ORGANIZATIONS INDUSTRY HEALTH

The information is this section is taken from the February 2021 IBIS World Religious Organization in the 
US report. The industry definition is: “This industry consists of religious organizations that provide religious 
worship or promote religious activities for both organized religions and smaller faiths that are not 
recognized in mainstream religious teaching. Establishments include churches, temples, mosques, 
synagogues and other houses of worship, in addition to convents, monasteries and religiously affiliated 
community centers. This industry does not include schools and hospitals operated by religious 
organizations.” 

CORONAV IRU S IMPACT  UPDATE

Revenue for the Religious Organizations industry is anticipated to decline in 2020, decreasing 5.4% due to 
the cancellation of religious worship services and a declining economy as a result of the COVID-19 
(coronavirus) pandemic. However, industry revenue is expected to rebound in 2021, growing 1.2% in 2021 
alone, due to the abatement of the pandemic. 

Industry revenue largely comprises donations made by individuals, making it quite sensitive to 
fluctuations in consumer expenditure. In addition, a significant portion of donations come from worship 
services, which have been canceled due to social distancing. 

Due to social distancing restrictions, industry operators have strengthened or implemented online 
donation platforms. This has helped the industry adapt somewhat, but not recovered all lost revenue. 
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KEY  EXTER NAL  DRIVE RS

Consumer Spending - Consumer spending, more formally personal consumption expenditure, measures 
the total amount spent by Americans on services and new goods and net purchases of used goods, both 
domestically and abroad. An Increase in consumer spending drives an increase in economic growth and 
supports revenue growth for religious organizations. In 2021, consumer spending is anticipated to 
increase, posing a potential opportunity for industry operators. 
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Number of adults aged 65 and older - Increases in donations are correlated with an aging population. 
Older generations are likely to be more religious and attend organization events more often than younger 
generations. As people grow older, they also generally have more money available for donations in 
comparison with younger adults. In 2021, the number of adults aged 65 and older is expected to increase. 

Number of households - Since religious organizations sometimes act as community centers or a gathering 
point for local members, an increase in the number of households will typically increase demand for 
religious worship services, activities and events.  Neighborhoods with a falling number of households will 
generally experience lower demand, measured by attendance, for religious services. Lower attendance 
puts downward pressure on revenue. The number of households is expected to increase in 2021. 

Per capita disposable income - An increase in disposable income enables religiously affiliated individuals 
to donate more money to their respective organization in the form of pledges, daily donations and time 
spent volunteering. As a result, increasing income levels bolster industry revenue, measured by the total 
amount of donations per year. In 2021, per capita disposable income is expected decline, posing a 
potential threat to the industry. 

Number of immigrants - Increased immigration to the United States has changed the landscape of 
religious affiliations and, therefore, has the potential to change the allocation of donations. Due to greater 
immigration, religions such as Islam, Judaism and Catholicism have experienced renewed growth within 
the US religious landscape, prompting greater revenue gains for the industry. This does not include 
immigrants without legal documentation, who also likely support industry revenue. In 2021, the number 
of immigrants to the United States is expected to increase.  

CURRE NT PER FORMA NCE

The Religious Organizations industry consists of organizations that provide religious worship or promote 
religious activities. This industry's establishments include houses of worship, convents, monasteries and 
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religiously affiliated community centers, but do not include schools and hospitals operated by religious 
organizations. Over the five years to 2021, industry revenue has declined on an annualized basis. The 
industry has been significantly negatively affected by the COVID-19 (coronavirus) pandemic, wiping out 
gains from earlier in the period. The industry has also contended with a slow yet steady long-term decline 
in attendance as religion has played an increasingly less important role, relatively, to US society. A 
significant drop in the number of households itemizing their tax deductions also led to a notable drop in 
revenue in 2018. Overall, IBISWorld estimates industry revenue to decrease an annualized 1.2% to $126.4 
billion in 2021. In 2021 revenue is expected to increase 1.2%, supported by a slowly recovering economy 
yet still tempered as a sudden rebound seems increasingly unlikely. 

It is important to note that, due to the nature of this industry, revenue cannot necessarily be used as a 
proxy for demand. Since industry revenue is measured in donations and not sales from individuals, 
decreases in revenue might not be representative of declining demand for religious services, but rather a 
decrease in the ability or willingness of individuals to donate to their organizations. This phenomenon is 
unique to this industry; in other industries, revenue would be a good variable with which to measure 
demand because it directly measures the amount of people who are willing to pay for its services and 
products. In regard to the Religious Organizations industry, revenue is measured by donations and 
people's propensity to donate, whereas demand is measured by how people value religion and the level 
of attendance. 

Decreasing Importance. Industry revenue, measured by donations to religious organizations, has been 
bolstered by increases in disposable income, despite declining as a portion of total donations.  Donations 
to other organizations have grown faster than donations to religious organizations. A 2020 Gallup Inc. 
(Gallup) poll measuring how people value religion showed that while those who respond “very important” 
has remained the majority, at 47.2%, it is down from 53.0% in 2016. Furthermore, the portion of those 
who responded “not very important” has been rising. In 2020, an estimated 27.0% of individuals reported 
religion to be “not very important”, whereas in 2016, only 25.0% of those surveyed gave the same 
response. 

As more people view religion as “less important,” they are more likely to donate to other organizations, 
increasing the total amount of donations, but decreasing religion's share of total donations. This trend 
will result in increasing external competition for the industry from other organizations that also heavily 
rely on donations. In addition, Gallup research shows that the majority of those who are religiously 
affiliated attend religious services less frequently than in previous years.  

Of those polled, only 24.0% (down from 26.0% in 2016) attend church or synagogue every week and an 
increasing number of people believe that religion is becoming less influential. While most people surveyed 
said they believe religion answers most or all of society's problems, the portion of those who think 
otherwise has been increasing. The guidance religion provides in solving problems is a large part of the 
value in religion for most people. If people find religion increasingly unhelpful or unable to solve problems, 
they are likely to view it as less valuable. This changing perspective will decrease demand for religious 
services and could ultimately threaten industry revenue. 

Shifting religious preferences.  Religious preferences have continued to shift during the period, as more 
people on average are expected to change their beliefs at least once in their lifetimes.  For example, 
according to a Gallup poll, the percentage of people identifying as Protestant has declined, although this 
group remains a majority among those who identify as religious, estimated at 48.1%. Religions such as 
Islam have continued to grow slowly, supported by Muslim immigrant populations. The number of people 
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who identify as having no religious preference has increased to an estimated 20.0% in 2020. This group 
includes agnostics, atheists and those who consider themselves to be religious or spiritual but not 
affiliated with any specific religion. 

Economic conditions determine growth.  Revenue for the Religious Organizations industry is generally 
driven by growth in per capita disposable income, making it highly susceptible to changes in the labor 
market and overall economic climate.  IBISWorld estimates per capita disposable income to increase an 
annualized rate of 2.2% over the five years to 2021. Wage growth and trends in the labor market underlie 
trends in disposable income and also play a significant determining role in driving industry revenue. As 
disposable income increases, people's propensity to donate to charities increases, causing more-frequent 
and larger donations. The persistent low unemployment rate during the majority of the period, helped 
put upward pressure on wages and industry revenue. In 2020, however, the coronavirus pandemic has 
drastically increased unemployment and threatened the job gains realized over the last five years. As a 
result, industry revenue is expected to ultimately decline on an annualized basis in 2021 due to a 
deteriorating economic environment. 

In addition, social distancing restrictions have physically barred worshipers from attending services, 
another substantial source of downward pressure to revenue. According to the National Study of 
Congregations' Economic Practices conducted by the Lake Institute, although 46.0% of surveyed churches 
offered online giving, 78.0% of revenue still came through worship. While it is likely that giving to religious 
organizations has shifted online somewhat as the industry has adapted, the coronavirus pandemic and 
the inability of individuals to attend service has likely driven down revenue significantly. 

Industry structure.  During the period, profit has decreased from 11.8% in 2016 to 11.3% in 2021.  A 
significant decline in industry revenue in 2018 and expected decline in 2020 has put significant downward 
pressure on industry profit. There was a drastic drop in the number of individuals who opted to itemize 
their deductions on their tax returns in 2018, due to the Tax Cuts and Jobs Act that doubled the standard 
deduction. According to Giving USA, only an estimated 20.0 million households itemized their deductions, 
down from 45.0 million in 2016. As a result, this reduced the incentive for charitable giving by individuals, 
which accounts for the largest share of total industry revenue. Giving USA reports that giving by individuals 
dropped an estimated 1.1% in 2018.  

Given an annualized decline in revenue growth, significant growth in total wage expenditure has also 
weighed on profit. Over the five years to 2021, total wages are estimated to decrease at an annualized 
rate of 0.9% to $38.1 billion. Wage expenditure has increased due to growing industry employment. 
During the period, the industry has only experienced marginal growth in the number of establishments. 
Over the five years to 2021, the number of industry establishments has increased an annualized 0.8% to 
192,125 locations. This industry is characterized by a high level of market saturation and, as a result, does 
not experience strong growth in new churches on an annual basis. Furthermore, the industry is actually 
likely to experience a decline in the number of establishments in 2020, as some have already struggled 
with financial instability prior to the pandemic. 



MARKET ANALYSIS  29 

REDEMPTION CHURCH SPOKANE APPRAISAL

INDU STRY OUTLOOK 

Over the five years to 2026, revenue for the Religious 
Organizations industry is expected to grow, driven by a recovery in 
the overall economy, the re-opening of activity across the country, 
declining unemployment and rising per capita disposable income. 
Growth in per capita disposable income will enable those who 
choose to donate to give more and in larger amounts. During the 
period, industry revenue, measured in donations to religious 
organizations, is expected to increase at an annualized rate of 2.1% 
to $140.5 billion in 2026. Starting from a low base in 2020 will help 
elevate the rate of growth over the next five years. 

Reduced donation incentive.  The 2017 Tax Cuts and Jobs Act 
(TCJA), reduced individual charitable giving to religion in 2018.  
Given that individual donations constitute the largest share of total industry revenue, this resulted in an 
estimated 4.5% decline in industry revenue in 2018. The TCJA doubled the standard deduction, resulting 
in a sharp drop in the number of individuals who chose to itemize their deductions for their tax returns. 
As a result, this significantly reduced the tax incentive to make charitable donations. Industry revenue has 
still not recovered. It is expected to continue weight on industry revenue growth moving forward by 
disincentivizing charitable donations, including those to religious organizations. 

Increasing disposable income and a return to growth in consumer spending will likely offset some of this 
downward pressure on revenue. The labor market is expected to improve over the next several years, 
putting renewed upward pressure on wages. During the five-year period, per capita disposable income is 
expected to grow an annualized 2.1%. Therefore, those who donate to religious organizations will be able 
to increase their donation amounts or donate more frequently, driving industry growth. Again, it is 
important to note that industry revenue growth is attributable to higher donation amounts, not higher 
demand for industry services.  When disposable income levels are higher, people are more willing and 
able to donate to their religious organizations, therefore driving revenue growth. Due to the COVID-19 
(coronavirus) pandemic and social distancing restrictions imposed on industry organizations, it is expected 
that many organizations have emphasized their online giving platforms, or even implemented new 
systems, to try and make up for lost worship revenue. This will likely have a lasting positive effect on 
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industry organizations, who will benefit from a greater acceptance of online donations, and thus, continue 
to strengthen a burgeoning revenue stream. 

Decreased importance of religion.  The widespread decreasing importance of religion to people will 
continue to affect the industry.  Over the next five years, the number of people who view religion as “very 
important” is projected to decrease an annualized 2.0%. This decline is anticipated to pose a threat to the 
industry during the outlook period. The number of people who report never attending church or 
synagogue is also expected to rise at an annualized rate of 4.7% over the next five years. Decreasing 
attendance is expected to have a more pronounced effect on organizations that rely on daily donations. 
However, operators that except donations on an annual or monthly basis through the mail or online will 
likely be less affected by lower attendance since their donations do not depend as much on daily giving 
and attendance. 

Expected growth and increasing youth membership.  Over the next five years, the number of industry 
efstablishments is forecast to increase at an annualized rate of 1.0% at 201,816 locations in 2026.  Growth 
in establishments, enterprises and employment is also less affected by demand than in other industries. 
Any increases in demand can usually be demonstrated in higher attendance numbers and be satisfied by 
already existing establishments and their leaders. Therefore, growth in establishments or employment 
will likely remain limited, despite fluctuations in industry demand. Additionally, since demand for this 
industry's services are not price-sensitive, changes in demand happen slowly during long periods of time 
due to shifting societal attitudes and beliefs. In line with marginal growth in establishments, the number 
of employees is expected to rise an annualized 1.5% over the next five years to 1.8 million staff members. 
Profit is expected to recover and account for an estimated 12.4% of total revenue in 2026.   

Moving forward, industry operators seeking to increase new and retained membership will need to focus 
on attracting younger adults. A survey by the Pew Research Center identifies the quality of sermons, 
feeling welcomed by leaders and the style of worship services to be the top factors considered when 
people are seeking out a new house of worship. Furthermore, a larger portion of individuals between the 
ages of 18 and 29 identified these factors as being important to them compared with those aged 65 or 
older. Therefore, increasing the sense of community and paying special attention to the style and quality 
of worship services and sermons will be critical to industry organizations' success in the future. 

PRODU CTS  AND  SERV ICE S

The Religious Organizations industry provides religious services through different religious 
denominations. This segmentation of the different services has been estimated using the latest research 
from Gallup Inc. and the Pew Research Center on membership by religious tradition and estimated per 
capita donations for each religious tradition. 
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Protestant - Protestantism is the largest religious tradition in the United States. As a result, protestant 
worship services account for the largest share of revenue. However, the Protestant population is further 
divided into hundreds of different denominations with distinct religious doctrines, and each individual 
church within these denominations operates independently. Evangelical Protestant churches and 
historically black churches typically have higher attendance rates than do mainline Protestant churches.   

Over the five years to 2021, attendance at Protestant worship services has declined slightly, as religious 
membership has declined overall. Younger generations are typically less religious than generations before 
them. It is common for Evangelical Protestant churches to hold more conservative views, which may have 
alienated some younger individuals. At the same time, mainline protestant churches, which tend to be 
more progressive, have been less active in attracting new members. Due to these trends, the number of 
Evangelical Protestant Christian congregations have grown at the expense of more mainstream Protestant 
groups. Nonetheless, Protestant churches have contracted over the past five years. In 2021, revenue or 
donations from Protestant worship services is estimated to account for 48.1% of total industry revenue. 

Catholic - Catholicism is the second-largest religious tradition in the United States.  Immigration from Latin 
American countries over the past decade has benefited popularity, helping to increase Catholic 
membership in the United States despite decreasing membership to religious organizations overall. In 
2021, donations to the Catholic Church are estimated to account for 28.6% of total industry revenue. 
Unlike protestant churches, which operate independently, all catholic churches are governed by the Curia 
and the pope.  

The Catholic Church sexual abuse scandal, wherein the systematic abuse against thousands of children 
under the care of Catholic bishops and priests was uncovered, lead to a global outcry. The scandal 
significantly damaged the organization's reputation worldwide. Furthermore, some donors decreased 
their contributions or left the church all together. However, the Catholic Church has been regaining its 
reputation in recent years as its new leader, Pope Francis, is expected to reform the Church bureaucracy 
considerably over the course of his tenure. 
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Other Christian - Other Christian traditions include the Church of Latter-Day Saints (Mormonism), 
Jehovah's Witnesses, Greek and Russian Orthodoxy and several smaller denominations.  These religions' 
share of the religious population has not significantly changed over the past five years, as most individuals 
who change religions typically choose a protestant faith, according to the Pew Landscape Survey. This 
segment's revenue has been relatively stable. One notable reason is that Mormons generally adhere more 
strongly to the notion that members should pledge one-tenth of their yearly income to their church. 
IBISWorld expects revenue from other Christian worship services to increase as a portion of total industry 
revenue in 2021. Donations to Mormon churches is expected to make up 1.3% of total industry revenue 
in 2021. All other Christian traditions are estimated to account for another 11.7% of total revenue in 2020. 

Other Religious worship services – Other regions in the United States include Judaism, Islam, Buddhism, 
Hinduism, Wicca, Paganism and several other small religious groups.  Faiths that are more strongly tied to 
cultural traditions, such as Judaism, have experienced steady growth and strong retention. According to 
the Pew Research Center, the number of individuals practicing Islam has grown due to immigration from 
majority Muslim countries. 

LOCA L MAR KET 

Utilizing Google, we searched for church and/or religious facilities near the subject. The following map 
indicates there are roughly 20 religious facilities within an estimated 1-to-2 mile radius of the subject. 
With COVID-19, church growth overall is expected to slow in the near term, which would include the 
subject’s neighborhood and market. 
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In the State of Washington, COVID-19 restrictions have been lifted on churches and faith-based 
organizations issued by the Governor, which previously included restricting indoor gatherings to 25% of 
room/building capacity or a recommended maximum of 200 people so long as six feet of social distancing 
can occur.  These restrictions are no longer in effect and churches are allowed to freely gather indoors 
and conduct worship services and other gatherings as was done before the pandemic.  This opening will 
be a significant positive impact on the religious facility industry. 
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S ITE DESCRIPTION

INTRODUCTION

The description of the site is based upon our physical inspection of the property, information available 
from the client, and public sources.  See the Data Sources Used Within This Appraisal table in the Scope 
of Work section for more detail. 

AERIAL MAP
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STREETS, ACCESS AND FRONTAGE

Details pertaining to street access and frontage are provided in the following table. 

GENERAL DESCRIPTION OVERVIEW

Location

Parcel Number 35191.1304

Legal Description

Site Area

Primary Site 37,026 squa re feet (0.8500 acres)

Total 37,026 square feet (0.8500 acres)

Configuration

Topography

Drainage

Utilities/Municipal Services

Floodplain Zone Map Date

Zone X (Unsha ded) 53063C0543D July 7, 2010

Census Tract No.

Soil/Subsoil Conditions

Environmental Concerns

Land Use Restrictions

Hazards Nuisances

Surrounding Land Uses

Opportunity Zone

Comments

Yes

The property is genera l ly rectangular in shape and is mos tly level , but the bui lding s i ts a

few feet below the s treet level  of Divis ion Street and the a l ley.  

We were provided with a commitment for ti tle insurance report i s sued by First America n

Ti tle Insura nce Company. The report describes various encroachments , eas ements

a nd/or any other res trictions to the property. Al l of the exceptions to ti tle are typica l and

a re not cons idered to negatively impact the marketa bi l i ty of the property.

None reported or obs erved.

Commercia l  and multi-fami ly res identia l  uses

We were provided with a Phase I Envi ronmental Si te As ses sment for the subject property

conducted by Radius dated July 7, 2021. In summary, the as ses sment revealed that there

were no evidence of contamination on the s i te a s stated in the report and no further

a sses sment i s  necessa ry.

This property is located towards the south end of downtown Spokane near Interstate 90,

in Spokane County, Was hington.

Rai l road 4TH Add. LTS 9 to 18 Block 112

Rectangular

Sl ightly s loping upward when approaching the a l ley a long the south s ide of the property

Appears  adequate

All  ava i la ble to s i te.

Zone X (unshaded) is a Non-Specia l Flood Hazard Area (NSFHA) of minimal flood hazard,

usual ly depicted on Flood Insura nce Rate Ma ps (FIRM) as above the 500-year flood level .

This is an area in a low to moderate ris k flood zone that is not in any immedia te danger

from flooding caused by overflowing rivers or hard ra ins . In communities tha t participate

in the Na tional Flood Ins urance Program (NFIP), flood insurance is avai lable to al l

property owners  and renters  in this  zone.

003500

We did not receive a soi l report. However, we ass ume that the soi l 's load-bearing

capaci ty i s s ufficient to support existing a nd/or proposed s tructure(s ). We did not

observe any evidence to the contrary during our phys ica l  ins pection of the property.
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ZONING

The subject is zoned DTG, Downtown General. The following table summarizes our understanding and 
interpretation of the zoning requirements that affect the subject. 

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use 
attorney should be engaged if a determination of compliance is required. 

Street South Division Street W. 2nd Avenue Alley

Frontage 142 ±270 142

Paving Asphalt Asphalt Asphalt

Curbs Yes No No

Sidewalks Yes No No

Lanes 1 way‚ 4 lanes 1 way‚ 3 lanes 2 way, 2 lanes each way

Direction of Traffic North/South East/West North/South

Condition Average Average Average

Traffic Levels (CoStar) 31,704 AADT 18,596 AADT Minimal

Signals/Traffic Control Traffic signal Traffic signal Stop sign

Access/Curb Cuts None One One

Visibil ity Above Average Above Average Below average

Transportation Faci lities None Bus stop @ 2nd & Browne None

STREETS, ACCESS & EXPOSURE

ZONING

Designation DTG

Description Downtown Genera l

Zoning Intent The DTG, Downtown Genera l zoning category is a mixed-us e category appl ied within a

large area of the downtown. This i s a high-dens ity, mixed us e area in which

community-s erving reta i l uses a re encoura ged, especia l ly at street level ; and

res identia l and office us es are encouraged, es peci a l l y a s part of a mi xed-use bui ldi ng.

A very wi de range of us es are al lowed. No auto-oriented or i ntensi ve industria l us es

are di scouraged or not a l lowed.

Compliance The s ubject i s  a  legal  conformi ng us e in this  zoning dis tri ct.

Permitted Uses Resi dentia l l i ving, major event enterta inment, office, bas ic uti l i ties , col leges , daycare,

medica l  centers , parks  a nd open areas, re l igious  ins ti tutions  and s chools . 

Mini mum Lot Si ze None

Maximum Lot Size None

Mini mum Lot Wi dth None

Maximum Coverage Ratio None

Mini mum Open Space None

Front (min. ft.) 0

Rear, a l ley/no a l ley (min. ft.) 0

Si de (mi n. ft.) interior 0

Maximum Height 12 s tories

Max Floor Area Ratio 6

Requi red No. Pa rki ng Spaces 30 (1 s pace per 100 SF of mai n ass embly area, whi ch i s  approxi ma tel y 3,000 SF)

Subject's  Tota l  Parking Spaces 59

ZONING REQUIREMENTS
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OTHER LAND USE REGULATIONS

We are not aware of any other land use regulations that would affect the property. 

OPPORTUNITY ZONE

In 2018, the Federal Government enacted a new tax incentive program. The U.S. Treasury created 
opportunity zone designations across the country to encourage long-term investments in “low income” 
neighborhoods through a federal tax incentive. Governors each nominated these zones within their own 
states. Governor Inslee’s nomination resulted in 136 qualified opportunity zones in Washington. The 
subject is located within one of them.  

There are three key advantages to investors when a property is purchased and held within this zone, which 
include: 

1. Tax Deferment - gains that are transferred into a qualified opportunity fund within 180 days of 
being realized will have their tax liability delayed or deferred until December 31, 2026, at the 
latest. 

2. Decrease in Taxes for Long-Term Investment - The amount subject to taxes shrinks by 10%—in 
that the basis in the investment increases—if the investment has been held for at least five years. 
If held for at least seven years in total, the basis increases by an additional 5% pts (15% in total). 
The amount subject to taxes is effectively the fair market value of the investment, if it has declined 
in value. 

3. Untaxed Long-Term Gains - If the investment of tax deferred gains appreciates after having been 
held for at least 10 years, then those new capital gains earned in the zone are themselves 
completely tax free. Otherwise, the net income or proceeds generated by a zone investment are 
taxable. 

The following map marks the subject property’s location within one of Washington’s designated 
Opportunity Zones. 
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The subject’s location within an opportunity zone enhances the overall desirability of investors, 
particularly those with potential capital gains taxes. 

CONCLUSION OF S ITE ANALYSIS

The subject site contains 37,026 square feet or 0.85 acres of Downtown General zoned land. The site is 
rectangular in shape, is general level, but is slightly below street level of Division Street, and has above 
average access to local and regional thoroughfares.  

Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses including those permitted by zoning. Uses permitted by zoning include 
residential living, major event entertainment, office, basic utilities, colleges, daycare, medical centers, 
parks and open areas, religious institutions and schools.  We are not aware of any other restrictions on 
development. 
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PLAT MAP
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ZONING MAP
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FLOOD MAP
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IMPROVEMENTS DESCRIPTION

The subject is a religious facility comprised of a 21,850 SF two-story building situated on a 0.85 acre 
rectangular lot located in downtown Spokane, Washington.  The building was originally built in 1950 and 
has an approximately 3,000 SF sanctuary area with a 150-seat capacity (est.), along with a multi-purpose 
area, classrooms, a library, kitchen and a lounge.  In addition, the property has a 59-stall surface parking 
area adjacent to the west of the building. 

The following description is based on our inspection of the property and discussions with ownership.   

The building is located towards the east side of the site with the main entrance of the building being 
located along the east elevation.  Other secondary entrances are along the north and west elevations.  
Surface parking is located to the west of the building, which parking lot is accessible via 2nd Street and the 
alley south of the building.   

The building is a two-story structure constructed of Class C, masonry materials.  The main level includes a 
main lobby area, a 150-seat (approximately) sanctuary area spanning two levels, a multi-purpose room 
and a kitchen.  The second floor includes classrooms, offices, a library, and a lounge.  

GENERAL DESCRIPTION OVERVIEW

Address

Property Description

Year Built

Year Renovated

Number of Buildings

Number of Stories

Building Construction Class

Net Rentable Area

Gross Building Area

Building Footprint

Floor-Area Ratio 0.59

Elevator(s)

Coverage Ratio

Ingress/Egress

Parking

Surface Parking Spaces 59

Total Parking Spaces 59

Parking Ratio

ADA Compliance

2.7 spaces  per 1,000 SF of gross  bui lding area .

The property was constructed prior to implementation of Federa l ADA regulations ; we

assume the property i s  not ful ly ADA compliant.

212 South Divi s ion Street

Spokane, Washington  99202

Special ty (Rel igious  Faci l i ty)

A rel igious  faci l i ty

1950

21,850 square feet

15,000 square feet

None

Various

3

2

Clas s  C

21,850 square feet

40.5% (15,000 SF Bldg Footprint ÷ 37,026 SF Primary Si te)

One from 2nd Street and one from the a l ley south of the s i te
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BUILDING LAYOUT

The building can be divided into two different building areas: the sanctuary building to the east and the 
multipurpose building to the west.  Both building areas have a second level and the buildings are 
separated by a small courtyard area.   

QUALITY & CONDITION

Despite the older construction date of the building, the improvements appear to have been well 
maintained and updated.  Since purchasing the building in 2016, the owners have replaced the HVAC 
system servicing the sanctuary portion of the building.  They have also modified the sanctuary sage and 

CONSTRUCTION DETAIL

General Layout

Foundation

Construction

Floor Structure

Exterior Walls

Roof Type

Roof Cover

Windows

The subject i s a two-s tory rel igious faci l i ty demised for owner or s ingle-tenant

occupancy.

Reinforced concrete s lab

Brick

Wood frame

Brick

Both Flat & Sloped

Sea led membrane

Glass  in meta l  frames

INTERIOR DETAIL

Interior Walls

Ceilings

Floor Coverings

Lighting

Restrooms

Carpet ti les , hardwood, l inoleum, 

Pa inted drywal l  & brick

Pa inted drywal l , suspended accoustica l cei l ing ti les and exposed to the bui lding's

framing

Multiple s inks  and toi let/urina ls  in each restroom

Fluorescent, decorative and canned

MECHANICAL DETAIL

Heating

Cooling

Plumbing

Electrical

Fire Protection

Radiant Heat & forced a i r

Window units  & forced a ir

Assumed to code and adequate

No sprinkler sys tem observed.

Assumed to code and adequate

SITE IMPROVEMENTS

Parking Type

Landscaping

Signage

Fencing

Meta l  s ign a long east elevation

Cha in l ink a long northern perimeter of parking area

Surface

A va riety of trees , shrubbery and grass
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balcony areas, along with refreshed the multi-purpose room area and classrooms with things like new 
carpet and paint.  The improvements have an average construction quality that are in an above-average 
condition. 

DEFERRED MAINTENANCE

No deferred maintenance is apparent from our inspection, and none is identified. 

PERSONAL PROPERTY

No personal property items or intangible items are included in this valuation. 

CONCLUSION OF IMPROVEMENTS ANALYSIS

Overall, the quality, condition, and functional utility of the improvements are average-to-above average 
for their age and location.  

SUMMARY

Building Condition

Building Quality

Design and Functionality

Actual Age

Expected Economic Life

Effective Age

Remaining Economic Life

Comments

25 years  

20 years  

The property i s a two-story, masonry rel igious faci l i ty located towards the end s ide of

the s i te. The improvements include a 150-seat (approx.) sanctuary area, classrooms, a

ki tchen, l ibrary and lounge. 

Average/Good

We did not inspect the roof of the bui lding(s ) nor make a detai led inspection of the

mechanica l sys tems. We are not qua l i fied to render an opinion as to the adequacy or

condition of these components . The cl ient i s urged to reta in an expert in this field i f

deta i led information is needed about the adequacy and condition of mechanical

systems.

Average

Average

71 years  

45 years  
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PROPERTY TAX ANALYSIS

The Spokane County Assessor is required by law to appraise property at market value. Industrial, 
commercial, multifamily, and newly constructed residential properties are physically inspected and valued 
each year. Residential properties are physically inspected and valued once every six years, while the values 
of the remaining five-sixths are adjusted to market value based on sales information from the previous 
year.  

All counties in the State of Washington establish values on January 1st of the assessment year. Market 
sales occurring in the previous year are used to establish the value as of January 1st for existing properties. 
This value is then used to calculate the following year’s property taxes. For example, sales from 2013 were 
used to establish property values for January 1, 2014, which were used to compute 2015 taxes.  

Property taxes in Spokane County are calculated based on the current millage rate applied to the assessed 
value divided by $1,000. 

Real estate taxes and assessments for the current tax year are shown in the following table. 

Religious facilities are typically noted as tax exempt. Sites associated with religious facilities are not subject 
to general property taxation as indicated by the Pierce County Tax Offices. Furthermore, real estate taxes 
are typically not considered to affect the market value of a religious/education facility as they are 
generally subject to a total exemption. The subject parcels are tax-exempt, and no delinquent taxes are 
due. 

Tax ID Land Improvements Total Millage Rate Assessed Value Real Estate Taxes

35191.1304 $925,000 $1,186,100 $2,111,100 $0.0000 $2,111,100 $0

Totals $925,000 $1,186,100 $2,111,100 $2,111,100 $0

REAL ESTATE TAXES 2020-2021

Assessor's Real Market Value Taxes and Assessments
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H IGHEST AND BEST USE

INTRODUCTION

The highest and best use is the reasonable, probable, and legal use of vacant land or an improved property 
that is physically possible, legally permissible, appropriately supported, financially feasible and that results 
in the highest value. These criteria are often considered sequentially. The tests of legal permissibility and 
physical possibility must be applied before the remaining tests of financial feasibility and maximal 
productivity. A financially feasible use is precluded if it is legally prohibited or physically impossible. If a 
reasonable possibility exists that one of the prior, unacceptable conditions can be changed, it is 
appropriate to proceed with the analysis with such an assumption. 

H IGHEST AND BEST USE CRITERIA

The site’s highest and best use is analyzed both as vacant and as improved, and if improvements are 
proposed then an as proposed analysis is required. In all cases, the property’s highest and best use must 
meet four criteria: (1) legally permissible; (2) physically possible; (3) financially feasible; and (4) maximally 
productive. 

H IGHEST AND BEST USE AS VACANT

LEGALLY PERMI SSI BLE

The site is zoned DTG, Downtown General. Permitted uses include residential living, major event 
entertainment, office, basic utilities, colleges, daycare, medical centers, parks and open areas, religious 
institutions and schools. To our knowledge, there are no legal restrictions such as easements or deed 
restrictions that would effectively limit the use of the property. Given prevailing land use patterns in the 
area, only multi-family residential development is given further consideration in determining highest and 
best use of the site, as though vacant. 

PHYSICA LLY POSSIBLE

The subject site contains 37,026 square feet or 0.85 acres of Downtown General zoned land. This property 
is located towards the south end of downtown Spokane near Interstate 90, in Spokane County, 
Washington. The site is rectangular in shape, slightly sloping upward when approaching the alley along 
the south side of the property and has average access to local and regional thoroughfares. The physical 
characteristics of the site do not appear to impose any unusual restrictions on development. Overall, the 
physical characteristics of the site and the availability of utilities result in functional utility suitable for a 
variety of uses. 

F INA NC IA LLY FEA SIBLE

Based on our analysis of the market, there is currently adequate demand for multi-family residential 
development in the subject’s area. It appears that a newly developed multi-family residential 
development on the site would have a value commensurate with its cost. Therefore, multi-family 
residential development is considered to be financially feasible. 
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MAXI MA LLY  PR ODUC TIV E

There does not appear to be any reasonably probable use of the site that would generate a higher residual 
land value than multi-family residential development. Accordingly, it is our opinion that multi-family 
residential development, developed to the normal market density level permitted by zoning, is the 
maximally productive use of the property. 

H IGHEST AND BEST USE AS IMPROVED

PHYSICA LLY POSSIBLE

The subject is a religious facility comprised of a 21,850 SF two-story building situated on a 0.85 acre 
rectangular lot located in downtown Spokane, Washington.  The building was originally built in 1950 and 
has an approximately 3,000 SF sanctuary area with a 150-seat capacity (est.), along with a multi-purpose 
area, classrooms, a library, kitchen and a lounge.  In addition, the property has a 59-stall surface parking 
area adjacent to the west of the building. 

In order for the subject property to match its ideal improvement, we consider alternatives to the subject’s 
current use in the following paragraph.  

 Renovation: The subject is in average/good condition and has been reasonably well maintained 
over the years.  Since purchasing the property in 2016, the owners have conducted various 
improvements to the building’s functioning and appearance (as was described previously). No 
additional renovation is necessary.  

 Conversion: None of the comparable sales were purchased for conversion into an alternate use.  
The subject is a church, which is difficult to convert to another use. As such, conversion is not 
likely feasible. 

 Expansion: Not warranted or feasible as the property is not improved with its highest and best 
use as vacant.   

 Demolition: Demolition is not warranted. The subject is an owner-occupied church and is 
sufficiently suited to the owner's uses. However, religious facilities generally fall under specialized 
uses that generally typically trade between other owner-occupants, especially when they are 
purpose-built, and they rarely, if ever, constitute the maximally productive economic use for the 
site. However, the subject improvements grant value over and above the raw land value of the 
site. Therefore, a continuation of this use is concluded to be financially feasible. 

Based on our analysis, there does not appear to be any alternative use that could reasonably be expected 
to provide a higher present value than the current use, and the value of the existing improved property 
exceeds that value of the site, as if vacant. For these reasons, continued use is concluded to be maximally 
productive and the highest and best use of the property as improved. 

MOST PROBABLE BUYER

Considering the size and characteristics of the subject property, the likely buyer is a religious facility 
(owner/user). 
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VALUATION PROCESS

Valuation in the appraisal process generally involves three techniques, including the Cost Approach, Sales 
Comparison Approach and the Income Capitalization Approach. 

These three valuation methods are defined in the following table: 

VALUATION METHODS DEFINITION 

Cost Approach In this approach, value is based on adding the contributing value of any 
improvements (after deductions for accrued depreciation) to the value of the 
land as if it were vacant based on its highest and best use.  If the interest 
appraised is other than fee simple, additional adjustments may be necessary 

for non-realty interest and/or the impact of existing leases or contracts.1

Sales Comparison Approach In this approach, recent sales of similar properties in the marketplace are 
compared directly to the subject property.  This comparison is typically 
accomplished by extracting “units of comparison”, for example, price per 
square foot, and then analyzing these units of comparison for differences 
between each comparable and the subject. The reliability of an indication 
found by this method depends on the quality of the comparable data found in 
the marketplace.

Income Capitalization Approach In this approach, a property is viewed through the eyes of a typical investor, 
whose primary objective is to earn a profit on the investment principally 
through the receipt of expected income generated from operations and the 
ultimate resale of the property at the end of a holding period.

VALUATION METHODS UTILIZED 

This appraisal employs the Cost Approach and the Sales Comparison Approach. Based on our analysis 
and knowledge of the subject property type and relevant investor profiles, it is our opinion that these 
approaches would be considered applicable and/or necessary for market participants. Because the 
subject property is a specialized land use, it is not typically marketed, purchased or sold on the basis of 
anticipated lease income. Lease comparables are rare and generally do not reflect market transactions. 
Therefore, we have not employed the Income Capitalization Approach to develop an opinion of market 
value. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When 
more than one approach is used, each approach is judged based on its applicability, reliability, and the 
quantity and quality of its data. A final value opinion is chosen that either corresponds to one of the 
approaches to value, or is a correlation of all the approaches used in the appraisal. 
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LAND VALUATION

METHODOLOGY

The Sales Comparison Approach is employed to develop an opinion of land value. In the Sales Comparison 
Approach, we developed an opinion of value by comparing similar, recently sold sites in the surrounding 
or competing area to the subject property. In order to determine the value of the subject property, these 
comparable sales and/or listings are then evaluated and adjusted based on their differences when 
compared to the subject property. Inherent in this approach is the principle of substitution, which states 
that when a property is replaceable in the market, its value tends to be set at the cost of acquiring an 
equally desirable substitute property, assuming that no costly delay is encountered in making the 
substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison The most widely used and market-oriented unit of comparison for 
properties with characteristics similar to those of the subject is 
sale price per square foot. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of sites that are similar to the subject.  Similarities may 
include size, utility, zoning, physical characteristics, location and 
the date of the sale.  

Confirmation All sales must be confirmed to verify that the data used is 
accurate, and that all of the sales, listings or contracts represent 
arm’s-length transactions. 

Comparison Each of the sales that are chosen for this valuation is considered 
generally similar to the subject.  Therefore, each difference 
between the comparables and the subject must be identified, and 
then adjusted for the various differences. All adjustments are 
made to the comparables as they relate to the subject property. 

Reconciliation Once all of the comparables have been adjusted, a single-value 
must be concluded based on the indications produced from the 
analysis of the comparables. 

To apply the Sales Comparison Approach, we searched for sale transactions within the following 
parameters: 

 Property Type:  Commercial or Multi-family Land  

 Location: Downtown Spokane, WA (or close to downtown as possible) 

 Size: Less than 3 acres 

 Transaction Date: 2018 to 2021 

On the following pages, we present a summary of the land sales that we compared to the subject property, 
a map showing their locations, and the adjustment process. 



LAND VALUATION  50 

REDEMPTION CHURCH SPOKANE APPRAISAL

COMPARABLE LAND SALES MAP AND SALES SUMMARY

SUMMARY OF LAND SALES

No. Property / Location

Date of 

Sale

Transaction 

Status

Site Size

(Ac) Building Zoning Property Use

Max

FAR

Cash Eqiv 

Sales Price

Price

per SF

1

Baldwin Avenue Land

131 Eas t Baldwin Avenue

Spokane, WA

06/07/2021 Closed 0.33
GC-70, Genera l  

Commercia l
Commercia l 2.50 $260,000 $18.31

2

Downtown Land on Rivers ide Ave.

206 Wes t Rivers ide Avenue

Spokane, WA

04/19/2021 Closed 0.65
DTG, Downtown 

General
Multi -Fami ly 6.00 $2,300,000 $80.99

3

Former Providence Heal th & Services  

Si te

44 West 6th Avenue

Spokane, WA

10/28/2019 Closed 0.80 OR, Offi ce Reta i l Multi -Fami ly 6.00 $1,550,000 $44.48

4

0.49 Acres  of Vacant Offi ce  Land

1325 North Normandie Street

Spokane, WA

10/02/2019 Closed 0.49
OR, Offi ce Reta i l  

Di stri ct
Offi ce 6.00 $250,000 $11.74

5

Commercia l  Land on Hami lton Street

920 North Ha mi l ton Street

Spokane, WA

08/08/2019 Closed 1.61

CC1, Center & 

Corridor - Type 1 

Zone

Commercia l 1.50 $2,925,000 $41.71

Subj.

Redemption Church Spoka ne

212 South Divi s ion Street

Spokane, Wa shington

— — 0.85
DTG, Downtown 

General

Rel igious  

Faci l i ty
6.00 — —

COMMENTS

1 - This  property was  on the marked for 34 days  and was  sold at the l i s ting price.  The a l lowed us es  on 

the property include office, multi -fami ly and reta i l .

2 - This  property i s  a  former bank branch s i te which i s  being purchas ed by a  developer that i s  going to 

take advantage of the property's  location within an opportuni ty zone and construct a  139-uni t multi -

fami ly project that wi l l  be affordable to a  middle-income individual .  There wi l l  be a  reta i l  component 

and a publ ic gathering component to the property.  The dens i ty equates  to 210 du's  per acre.   

3 - This  i s  the s a le of a  former Providence Hea l th & Services  bui lding that was  49% occupied at the time 

of s ale.  The property was  on the market for 75 days  and the buyer intends  to demol is h the improvements  

and cons truct a  multi -fami ly bui lding. 

4 - Arm's  length trans action. Purchased to be developed into an office bui lding. Li s ted on the open 

market for approximately 145 days  before contract. Buyer received a 21.75% dis count ($69,500) from the 

l i s ting price. 

5 - This  i s  property was  purchas ed to be redeveloped.  The property had 4,923 s quare-foot reta i l  bui lding 

on the s i te at the time of purchase.
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COMPARABLE LAND SALES MAP
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COMPARABLE LAND SALES PHOTOS

Land Sale Comparable #1 Land Sale Comparable #2 

Land Sale Comparable #3 Land Sale Comparable #4 

Land Sale Comparable #5 
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COMPARABLE LAND SALES ADJUSTMENT GRID

COMPARABLE LAND SALE ADJUSTMENTS

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5

Property / Location Redemption 

Church Spoka ne

212 South Divis ion 

Street

Spoka ne, 

Wa shi ngton

Ba ldwin Avenue 

La nd

131 Eas t Baldwin 

Avenue

Spoka ne, WA

Downtown Land on 

Ri vers ide Ave.

206 West Rivers ide 

Avenue

Spoka ne, WA

Former Providence 

Heal th & Servi ces 

Site

44 West 6th 

Avenue

Spokane, WA

0.49 Acres  of 

Vacant Offi ce La nd

1325 North 

Norma ndie Street

Spoka ne, WA

Commerci al  Land 

on Ha mi lton Street

920 North 

Ha mi lton Street

Spoka ne, WA

Transaction Status ----- Closed Closed Closed Closed Closed

Date of Sale ----- 06/07/2021 04/19/2021 10/28/2019 10/02/2019 08/08/2019

Site Size (Acres) 0.85 0.33 0.65 0.80 0.49 1.61

Cash Equiv Sale Price ----- $260,000 $2,300,000 $1,550,000 $250,000 $2,925,000

Zoning DTG, Downtown 

Genera l

GC-70, General  

Commercia l

DTG, Downtown 

Genera l

OR, Offi ce Retai l OR, Office Reta i l  

Di stri ct

CC1, Center & 

Corridor - Type 1 

Zone

Property Use Rel i gious  Fa ci l i ty Commercia l Mul ti -Family Mul ti -Fa mi ly Office Commercia l

Unadjusted Price per SF (Net) ----- $18.31 $80.99 $44.48 $11.74 $41.71

Transactional Adjustments

Property Ri ghts  Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Financing

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Terms/Condi tions  of Sa le

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Expenditures  After Sa le

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Ma rket Condi tions Mar-20 06/07/2021 04/19/2021 10/28/2019 10/02/2019 08/08/2019

Adjustment 0% 0% 1% 1% 2%

Total Transactional Adjustments 0% 0% 1% 1% 2%

Adjusted Price per SF (Net) $18.31 $80.99 $44.92 $11.85 $42.54

Property Adjustments

Location 20% -20% 5% 15% -5%

37,026 14,200 28,400 34,848 21,300 70,132

Net Site Size (SF) -5% 0% 0% 0% 5%

6.00 2.50 6.00 6.00 6.00 1.50

FAR 10% 0% 0% 0% 15%

Downtown General General Commercial Downtown General Office Retail Office Retail District Center & Corridor - 

Type 1 Zone

Zoning / Intended Use 0% 0% 0% 0% 0%

Corner Influence 5% 0% 5% 5% 5%

Shape / Configuration 0% 0% 0% 0% 0%

Access / Visibility 10% -5% 0% 10% 0%

All available to site. All available to site. All available to site. Adjacent to site All available to site.

Utilities / Infrastructure 0% 0% 0% 0% 0%

Slight elevation drop 

from street level of 

alley --- Generally level Sloping Level Generally level

Topography 0% 0% 5% 0% 0%

Total Property Adjustments 40% -25% 15% 30% 20%

Indication for Subject $25.63 $60.74 $51.66 $15.41 $51.05



LAND VALUATION  54 

REDEMPTION CHURCH SPOKANE APPRAISAL

D ISCUSSION OF ADJUSTMENTS

PROPERTY R I GH TS  CONV EYED

This adjustment accounts for any impact that the property rights transferred to the buyer may have on 
sale price. For leased fee properties, the length of leases in place and the relationship of market to 
contract rent could impact value. Some properties may have stronger appeal to an owner-user or an 
investor, resulting in a premium or discount associated with fee simple  property rights. If a buyer acquires 
the leasehold interest in a comparable, then an adjustment may be necessary that accounts for the impact 
to the of ground rent and/or risk associated with the expiration of the ground lease to the sale price. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

F INA NC IA L TERM S

This category accounts for differences in financing terms associated with the transaction.  Financing 
arrangements that may require an adjustment include mortgage assumptions (at favorable interest rates), 
seller buydowns, installment sales, wrap-around loans, or any other atypical financing arrangements that 
do not represent cash-equivalent terms. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

CONDITIONS OF SA LE

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This 
may include such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, 
etc.). In some situations, the conditions of sale may significantly affect transaction prices. Properties that 
are listed for sale may require adjustments herein to account for any disparity between asking prices and 
the achievable sale price anticipated. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

EXPEND ITURE S IMMED IA TELY AFTER SA LE

In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account 
for any expenditures planned by the buyer immediately after sale, such as capital expenditures, cost to 
cure deferred maintenance, or lease-up costs. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

MAR KET COND IT ION S

This adjustment category accounts for differences in economic conditions between the effective date of 
appraisal and the transaction date of the comparable, such as may be caused by changing supply and 
demand factors, rental rates, vacancy rates and/or capitalization rates.  
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The impacts of COVID-19 on the office market have been felt resulting in a flattening of market conditions 
since March 2020.  Previous to the pandemic, market conditions were escalating at a rate of roughly 3%.  
In this adjustment category, we apply a 3% adjustment per year up to March 2020, following which we do 
not apply an adjustment up through the effective date.

PROPERTY ADJUSTMENTS

LOCA TION

The appeal of a property’s location to users of and/or investors in a particular property type can influence 
value significantly. This factor broadly considers the impact of demographics, geographical attributes, 
access to transportation networks and local land use trends on pricing. Comparisons of location can often 
be derived, or even quantified, by examining rent, vacancy, capitalization rate, and land value trends in 
the subject and directly competitive areas.  

The subject is located on the periphery of the downtown core.  Sale 3 is located outside of the downtown 
area just south of the subject across Interstate 90.  This sale is considered inferior and received a 
downward adjustment.  Sale 2 is located in a superior part of downtown and Sale 5 is located near Gonzaga 
University making it superior.  Both receive downward adjustments.  All of the remaining sales in inferior 
to the subject and were given upward adjustments. 

S ITE  S IZE  (SF) 

Size and pricing typically have an inverse relationship, whereby larger sites tend to achieve lower pricing 
on a per-square-foot basis. This is attributable to economies of scale, as well as the narrower pool of 
prospective buyers for a larger property.  

Sales 2, 3 and 4 are similar and did not receive any adjustments.  Sale 1 is smaller than the subject and 
receive a downward adjustment.  Sale 5 is larger than the subject and was given an upward adjustment. 

FAR 

In most cases, higher floor-area ratios impact property values positively. It is noted, however, that a lower 
FAR could imply expansion/redevelopment potential.  

Sales 2, 3 and 4 are similar and did not receive any adjustments.  Sales 1 and 5 are inferior and receive 
upward adjustments. 

ZONIN G / IN TEN DED USE

The value of vacant land is largely contingent upon its potential use. This factor considers the uses 
permitted by the applicable development standards, per the subject’s zoning designation. The maximum 
density to which a property can be developed typically impacts total value positively; however, depending 
upon property type, location, and type of construction higher permitted densities can have an inverse 
relationship to pricing on a per-unit or per-square-foot basis.  

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  



LAND VALUATION  56 

REDEMPTION CHURCH SPOKANE APPRAISAL

COR NER IN FLUENCE

Corner influence is generally regarded as superior over interior land due to the accessibility and exposure 
from intersecting roadways, as well as development flexibility with respect to ingress/egress.  

Sale 2 is located on a similar corner parcel and did not warrant an adjustment.  All of the remaining sales 
are either interior parcels or corner parcels that do not have a signal making them inferior.  Upward 
adjustments are applied to all of the remaining sales. 

SHA PE / CON FI GURA TION

The configuration, shape, dimensions and depth of a site determine its developability and overall utility. 
These factors can impact development costs, usable area of the site, and thereby, achievable pricing. The 
subject site is comprised of a single parcel.  

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

ACCESS / V IS IB ILI TY

Adjustments for access/visibility allow for differences in accessibility to adjacent/nearby roadways, 
railways and/or waterways.  Sites with visibility and exposure to heavier travelled thoroughfares normally 
command a premium over similar sites along tertiary thoroughfares.  

Sale 3 and 5 have similar access and visibility.  No adjustments were applied.  Sale 2 has superior access 
and Sales 1 and 4 have inferior access.  Appropriate adjustments are applied. 

UTIL IT IE S / INFR ASTRUC TURE

Infrastructure adjustments may reflect differences in utility availability/capacity, developmental plans or 
other outside influences.  

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

TOPOGRA PHY

Topography characteristics can influence pricing, as sites with more radical elevation changes typically 
increase site preparation/development costs when compared to a level site.  

Although the subject has a tiered topography towards the southeast corner of the, it is still generally a 
level site.  Sale 3 has a sloping topography making it inferior to the subject.  An upward adjustment is 
applied. 

CONCLUSION OF LAND VALUE

After adjustments, the comparable land sales reflect a range from $15.41 to $60.74 per square foot, with 
an average of $40.90 per square foot.  Although Sale 3 is outside of the downtown area, it is most similar 
to the subject.  Sale 3 is given primary weight.   All things considered, we conclude that the indicated value 
of the vacant land by the Sales Comparison Approach is $49.96  per square foot calculated in the following 
table 
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SALES SUMMARY Unadjusted Adjusted

Minimum $11.85 $15.41

Maximum $80.99 $60.74

Average $39.72 $40.90

LAND VALUE CONCLUSION - AS IS

Indicated Value per SF $50.00

Net Si te Area  (SF) x  37,026

Indicated Value $1,851,300

Rounded to nearest  $10,000 $1,850,000

Per SF $49.96
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COST APPROACH

METHODOLOGY

The Cost Approach is based on the principle of substitution, which states that no prudent person will pay 
more for a property than the cost of acquiring a site and constructing, without undue delay, an equally 
desirable and useful property. The steps have been outlined in the Valuation Process section of this report.  

REPLACEMENT COST NEW

Our estimate of replacement cost new (RCN) is based on the Calculator Section in Marshall Valuation 
Service (MVS), a nationally recognized publication containing construction costs for all types of building 
and site improvements, and where available, cost comparables and the developer’s budget. Base costs 
are revised monthly and adjustment factors are provided to reflect regional and local cost variations. The 
subject is considered to be a Class C, Religious Building with Sunday School and is judged to be of Average 
quality relative to the rating of MVS. 

MARSHALL VALUATION SERVICE

BASE  BUI LDIN G COSTS

The published costs include all direct costs for the base structure, tenant improvements, and the following 
indirect costs: 

 Plans, specifications, and building permits, including engineer’s and architect’s fees; 

 Interest on construction loan during the construction period; 

 Sales tax on materials; and 

 Contractor’s overhead and profit, including worker’s compensation, fire and liability insurance, 
unemployment insurance, etc. 

These base building costs, adjusted for any unique building characteristics and cost multipliers, are 
presented in the cost summary table at the end of this section. 

S ITE  IM PR OVEME NT COSTS

Site improvements include the paving, landscaping, signage, lighting, and other miscellaneous items. An 
overall site improvement cost of $3.00 per SF less the building footprint of the subject.  

INDIREC T COSTS

Indirect costs not included in Base Building Costs include such items as developer overhead, property 
taxes, permanent loan fees, legal costs, developer fees, contingencies, and lease-up and marketing costs. 
Research into these costs leads to the conclusion that an average property requires an allowance for other 
indirect costs of between 5% and 15% percent of Base Building Costs plus Site Improvement Costs. We 
have estimated indirect costs of 15% in our analysis.  
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ENTREPRE NEURIA L PR OFIT

Entrepreneurial profit, also referred to as developer’s profit, represents the profit required to motivate a 
developer to construct and lease-up a property. Anticipated developer’s profit varies widely between 
individual projects depending on location and market conditions, but generally lies within the range of 
10% to 20% of direct and indirect building and site costs. In this analysis, religious facilities similar to the 
subject are typically owner-occupied facilities and are commonly built to the owner’s specifications. As a 
result, we do not apply an entrepreneurial profit figure in this analysis. 

ACCRUED DE PRECIA TION

Three different sources of depreciation may affect the existing improvements: 

Physical Deterioration As discussed in the Improvements Description section, our inspection 
of the property did not reveal any significant items of deferred 
maintenance, so curable physical depreciation does not appear to exist. 
We have used the economic age-life method to develop an opinion of 
physical deterioration. In the Improvements Description section of this 
report, we developed an opinion that the effective age of the subject 
to be 30 years and the economic life to be 45  years, which results in 
incurable physical deterioration of 66.7% (effective age ÷ economic 
life). 

Functional Obsolescence The subject improvements are constructed utilizing modern materials 
and techniques. Furthermore, the design and layout of the property is 
consistent with current market standards. As such, no functional 
obsolescence affects the existing improvements. 

To determine a necessary deduction for functional obsolescence, we 
have compared the land values as the site’s highest and best use, as 
opposed to its current use as a religious facility. Religious facilities are 
largely allowed use on sites with lesser density generally resulting in 
lower site values. In addition, church sites can also be located at the 
periphery of strong commercial areas.  As a result, we have considered 
the lower end of the commercial land sales included in this analysis, or 
$12.00/SF as a conservative estimate for church land. The difference 
between the subject’s underlying land is approximately $38.00/SF 
($50.00/SF - $12.00/SF = $38.00/SF). Then, when multiplying $38/SF by 
the subject’s site size of 37,026 SF, it equates to $1,406,988.  Therefore, 
a functional obsolescence deduction of $1,406,988 is applied in this 
analysis on the basis of the consistent use theory, whereby the value of 
the subject’s improvements contribute less value to the site because 
the highest and best use as if vacant is for a use other than that of a 
church. 

External Obsolescence Based upon a review of the specific location of the subject, as well as 
local market conditions, no external obsolescence appears to be 
present. 
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Total Depreciation The sum of these elements of accrued depreciation amounts to 96.1%, 
which is deducted from the RCN. 

CONCLUSION

The following table(s) provides a summary of the Cost Approach and concludes a market value opinion. 

Replacement Cost New (RCN) Area (SF) $/SF Subtotal TotalCost

Bui lding Improvements

Base Cost 21,850 $137.00 $2,993,450

Subtota l $2,993,450

Multipl iers

Current Cos t 1.120

Local  Area 1.090

Area Multipl ier 0.971

Story Height 1.000

Product of Multipl iers x  1.185

Adjusted Base Building Cost $3,547,238

Si te Improvements

Paving, Landscaping, Lighting, Other Si te Improvements 22,026 $3.00 $66,078

Total Site Improvements $66,078

Total Direct Costs $3,613,316

Plus  Other Indirect Cos ts  (% of Di rect Costs ) 15% $541,997

Subtotal Replacement Cost New (RCN) $4,155,314

Plus  Entrepreneuria l  Profi t (% of RCN) 0% $0

Total Replacement Cost New (RCN) $4,155,314

per square foot $190.17

Less Accrued Depreciation

Physical

Curable (Deferred Maintenance) $0

Incurable

Effective Age (Years ) 25

Economic Li fe 45

Tota l  Incurable Phys ica l  Depreciation 55.6% $2,308,508

Functional Obsolescence $1,406,988

External Obsolescence 0.0% $0

Total 89.4% $3,715,496

Depreciated Value of the Improvements $439,818

per square foot $20.13

Plus Land Value $1,850,000

Indicated Value by Cost Approach $2,289,818

Rounded to nearest  $10,000 $2,290,000

per square foot $104.81

Source: Marshall Valuation Service

Type: Rel igious  Bui ldings  with Sunday Schools Section: 16 Class : C

Da te: Aug-2019 Page: 8 Qual i ty: Average

COST APPROACH SUMMARY
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SALES COMPARISON APPROACH

METHODOLOGY

In the Sales Comparison Approach, we developed an opinion of value by comparing similar, recently sold 
properties in the surrounding or competing area to the subject property. In order to determine the value 
of the subject property, these comparable sales and/or listings are then evaluated and adjusted based on 
their differences when compared to the subject property. Inherent in this approach is the principle of 
substitution, which states that when a property is replaceable in the market, its value tends to be set at 
the cost of acquiring an equally desirable substitute property, assuming that no costly delay is 
encountered in making the substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison A unit of comparison (i.e. price per square foot, price per dwelling 
unit) must be selected for comparable analysis of the sales and 
the subject.  The selected unit of comparison must be consistent 
with market behavior. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of properties that are similar to the subject.  Similarities 
may include property type, size, physical condition, location and 
the date of the sale.  

Confirmation All sales must be confirmed to verify that the data used is 
accurate, and that all of the sales, listings or contracts represent 
arm’s-length transactions. 

Comparison Each of the improved sales that are chosen for this valuation is 
considered generally similar to the subject.  Therefore, each 
difference between the comparables and the subject must be 
identified, and then adjusted for the various differences. All 
adjustments are made to the comparables as they relate to the 
subject property. 

Reconciliation Once all of the comparables have been adjusted, a single-value 
must be concluded based on the indications produced from the 
analysis of the comparables. 

To apply the Sales Comparison Approach, we searched for sale transactions within the following 
parameters: 

 Property Type: Religious facilities 

 Location: Eastern Washington 

 Size: 5,000 SF to 25,000 SF 

 Transaction Date: 2018 to 2021 

On the following pages, we present a summary of the land sales that we compared to the subject property, 
a map showing their locations, and the adjustment process. 
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UNITS OF COMPARISON

COMPARABLE IMPROVED SALES

On the following pages, we present a summary of the improved properties that we compared to the 
subject property, a map showing their locations, and the adjustment process. 

UNITS OF MEASURE

1. Per Square Foot of Net Rentable Area: For office bui ldings , the actua l occupiable area of a floor or an offi ce space;

computed by measuring from the finis hed surface of the office s i de of the corri dor and other permanent wal ls , to the

center of parti tions that s eparate the offi ce from adjoining us able areas , and to the ins ide finished s urface of the

dominant porti on of the permanent outer bui l ding wal ls .  Someti mes  ca l led net bui l di ng area  or net floor area .

2. Per Square Foot of Usable Area: The area that is actua l ly used by the tenants measured from the ins ide of the exteri or

wal ls  to the ins ide of wa l ls  separati ng the s pace from ha l lways  and common areas .

3. Per Square foot of Gross Leasable Area:  Tota l  floor area  des igned for the occupancy and exclus ive use of tenants , including 

basements  and mezzanines ; measured from the center of joi nt parti tioning to the outs ide wal l  s urfaces .

X 4. Per Square Foot of Gross Building Area: Tota l floor area of a bui lding, excluding unenclosed areas , measured from the

exterior of the wal ls of the above-grade area . This includes mezzanines and basements i f and when typica l ly included in

the region.

5. Per Unit:  Tota l  number of dwel l i ng uni ts  in the property.  Typi ca l ly us ed for apartment properti es .
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COMPARABLE IMPROVED SALES SUMMARY

SUMMARY OF IMPROVED SALES

Comp 

No. Property / Location Property Use Property Type

Date of 

Sale

Transaction 

Status

Property 

Rights

Year

Built

Bldg. Size

(SF Net)

(SF Gross)

Site Size

(SF)

(Acres)

Floor-Area

Ratio

Sales Price

$/SF

1

The Sa lvation Army Center for 

Wors hip & Service

1219 Tha yer Drive

Richland, WA

Rel igious  

Fa ci l i ty
Specia l ty --- Contra ct Fee Simple 2006

 15,983 

 15,983 

 48,352

1.11 
0.33

$1,950,000

$122.00

2

Church of Arthur Street

630 South Arthur Street

Spokane, WA

Rel igious  

Fa ci l i ty
Specia l ty Dec-20 Closed Fee Simple 1909

 10,800 

 10,800 

 16,117

0.37 
0.67

$450,000

$41.67

3

Fairfield Community Church

108 South Mc Nei l  Avenue

Fairfield, WA

Rel igious  

Fa ci l i ty
Specia l ty Nov-20 Closed Fee Simple 1963

 7,896 

 7,896 

 17,860

0.41 
0.44

$230,000

$29.13

4

Cheney Church

2206 1s t Street

Cheney, WA

Rel igious  

Fa ci l i ty
Specia l ty May-20 Closed Fee Simple 1978

 5,200 

 5,200 

 37,897

0.87 
0.14

$512,000

$98.46

5

Hi l l s ide Church

1519 Ripon Avenue

Lewis ton, ID

Rel igious  

Fa ci l i ty
Specia l ty Sep-19 Closed Fee Simple 1973

 16,276 

 16,276 

 161,172

3.70 
0.10

$895,000

$54.99

6

Fami ly of Fa i th Community 

Church

1505 Wes t Grace Avenue

Spokane, WA

Rel igious  

Fa ci l i ty
Specia l ty Oct-18 Closed Fee Simple 1951

 21,018 

 21,018 

 76,666

1.76 
0.27

$1,125,000

$53.53

7

Wes tpark United Methodist 

Church

3902 Summitview Avenue

Yakima, WA

Rel igious  

Fa ci l i ty
Specia l ty Aug-18 Closed Fee Simple 1957

 16,000 

 16,000 

 99,317

2.28 
0.16

$1,100,000

$68.75

Subj.

Redemption Church Spoka ne

212 South Divis ion Street

Spokane, Was hington

----- ----- Fee Simple 1950
21,850

21,850

37,026

0.85
0.59 -----
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COMMENTS

1 - This property has been l isted for only a nearly six months.  The building is in good condition with it being fairly new.  

2 - This is the sale of a church in Spokane.  The sale appears to have been a private transaction.  This is an older church 

purchased by a another church owner-user.

3 - This building was purchased by a neighbor to the property.  The building has chapel and an office on the main level 

and a nursery and classrooms on a walk-out basement level.  The building also has a kitchen.  The site is two-tiered. The 

main entrance on McNeil Street is at street-level and the basement level is a walk-out basement level and is accessible via 

Brewster Street.  The confirmation for the sale price was via public records. The broker could not be reached.

4 - This church/religious facil ity sold after being on the market for roughly three months.  It sold to another church owner-

user.   The property is well  located along Highway 904 in Cheney across the street from Yoke's Fresh Market.

5 - The broker involved in the sale reported that this church property includes a 13,455 SF main church building with a 

basement and a 2,821 SF rectory/residence.  The basement area is estimated at 4,119 SF.  This chapel seats just under 300 

people.  The rest of the building includes a kitchen, and classrooms/office space.  The rectory/residence has been 

historically used as nursery or second classroom space.    

6 - This building seats approximately 1,000 in the main building and has a commercial kitchen, 7 bathrooms, showers, 

stage l ighting, 20 classrooms/offices and storage areas. The building also has A/C and radiant heating.  The sale did not 

involve any brokers and was confirmed via public records.   

7 - The terms of the sale were cash to the seller. Land value was estimated at $5.00 PSF, RCN estimated at $190 PSF and the 

sale had an effective age of 30 years. The estimated contributory value of the improvements is $37.71 PSF.



SALES COMPARISON APPROACH  65 

REDEMPTION CHURCH SPOKANE APPRAISAL

COMPARABLE IMPROVED SALES MAP - REGIONAL
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COMPARABLE IMPROVED SALES MAP – SPOKANE AREA
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COMPARABLE IMPROVED SALES PHOTOS

Improved Sales Comparable #1 Improved Sales Comparable #2 

Improved Sales Comparable #3 Improved Sales Comparable #4 

Improved Sales Comparable #5 Improved Sales Comparable #6 
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Improved Sales Comparable #7 
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COMPARABLE IMPROVED SALES ADJUSTMENT GRID

COMPARABLE SALE SUMMARIES AND ADJUSTMENTS

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Comp 7

Property / Location Redempti on 

Church Spokane

212 South Divis i on 

Street

Spokane, 

Washington

The Sal vation Army 

Center for Worship & 

Service

1219 Thayer Drive

Richland, WA

Church of Arthur 

Street

630 South Arthur 

Street

Spokane, WA

Fa irfi el d Community 

Church

108 South Mc Nei l  

Avenue

Fairfield, WA

Cheney Church

2206 1st Street

Cheney, WA

Hi l l s ide Church

1519 Ripon Avenue

Lewis ton, ID

Fami ly of Fa i th 

Community Church

1505 West Grace 

Avenue

Spokane, WA

Westpark United 

Methodis t Church

3902 Summitvi ew 

Avenue

Yakima, WA

Transaction Status ----- Contract Cl osed Closed Closed Closed Closed Cl osed

Date of Sale ----- --- 12/15/2020 11/10/2020 5/1/2020 9/5/2019 10/31/2018 8/30/2018

Bldg. Size (SF Gross) 21,850 15,983 10,800 7,896 5,200 16,276 21,018 16,000

Sale Price ----- $1,950,000.00 $450,000 $230,000 $512,000 $895,000 $1,125,000 $1,100,000 

Unadjusted Price per SF (Gross) ----- $122.00 $41.67 $29.13 $98.46 $54.99 $53.53 $68.75

Transactional Adjustments

Property Ri ghts  Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Fi nancing

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Terms/Conditions  of Sa le

Adjustment ($12.20) $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Expenditures  After Sa le

Adjustment $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Market Conditions Mar-20 --- Dec-20 Nov-20 May-20 Sep-19 Oct-18 Aug-18

Adjustment 0% 0% 0% 0% 2% 4% 5%

Total Transactional Adjustments -10.00% 0.00% 0.00% 0.00% 2.00% 4.00% 5.00%

Adjusted Price per SF (Gross) $109.80 $41.67 $29.13 $98.46 $56.09 $55.67 $72.19

Property Adjustments

Location 10% 10% 25% 15% 25% 10% 10%

21,850 15,983 10,800 7,896 5,200 16,276 21,018 16,000

Property Size SF (Gross) 0% -5% -10% -10% 0% 0% 0%

1950 2006 1909 1963 1978 1973 1951 1957

Year Built -10% 10% 0% -5% -5% 0% 0%

Average/Good Average/Good Average/Fair Average Average Average Average/Fair Average

Condition 0% 10% 5% 5% 5% 10% 5%

Average Average/Good Average/Fair Average Average Average Average/Fair Average

Quality -5% 5% 0% 0% 0% 5% 0%

59% 33% 67% 44% 14% 10% 27% 16%

FAR -10% 0% -5% -20% -20% -15% -20%

Building Amenities 0% 0% 0% 0% 0% 0% 0%

Total Property Adjustments -15% 30% 15% -15% 5% 10% -5%

Indication for Subject $93.33 $54.17 $33.50 $83.69 $58.89 $61.23 $68.58
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ADJUSTMENT PROCESS

The sales that we have utilized represent the best available information that could be compared to the 
subject property. The major elements of comparison for an analysis of this type include the property rights 
conveyed, the financial terms incorporated into a particular transaction, the conditions or motivations 
surrounding the sale, changes in market conditions since the sale, the location of the real estate, its 
physical traits and the economic characteristics of the property.  

PROPERTY R I GH TS  CONV EYED

This adjustment accounts for any impact that the property rights transferred to the buyer may have on 
sale price. For leased fee properties, the length of leases in place and the relationship of market to 
contract rent could impact value. Some properties may have stronger appeal to an owner-user or an 
investor, resulting in a premium or discount associated with fee simple property rights. If a buyer acquires 
the leasehold interest in a comparable, then an adjustment may be necessary that accounts for the impact 
to the of ground rent and/or risk associated with the expiration of the ground lease to the sale price. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

F INA NC IN G

This category accounts for differences in financing terms associated with the transaction.  Financing 
arrangements that may require an adjustment include mortgage assumptions (at favorable interest rates), 
seller buydowns, installment sales, wrap-around loans, or any other atypical financing arrangements that 
do not represent cash-equivalent terms. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

TERMS/COND IT ION S OF  SA LE

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This 
may include such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, 
etc.). In some situations, the conditions of sale may significantly affect transaction prices. Properties that 
are listed for sale may require adjustments herein to account for any disparity between asking prices and 
the achievable sale price anticipated. 

Sale 1 is under contract, but the broker stated the contract price was under the listing price.  Therefore, 
Sale 1 receives a downward adjustment of 10%.  No other adjustments were applied. 

EXPEND ITURE S AFTER SALE

In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account 
for any expenditures planned by the buyer immediately after sale, such as capital expenditures, cost to 
cure deferred maintenance, or lease-up costs. 

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  
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MAR KET COND IT ION S

This time-adjustment category accounts for differences in economic conditions between the effective 
date of appraisal and the transaction date of the comparable, such as may be caused by changing supply 
and demand factors, rental rates, vacancy rates and/or capitalization rates.  

Overall, properties similar to the subject do not sell often and appreciation can be lower than other 
improved property types.  Therefore, we select a rate consistent with inflation at 3% per year.  This rate 
was applied through December 2019. As discussed, the COVID-19 outbreak significantly affected the 
religious facilities market.  However, at this point, we do not have current market indications that would 
support an adjustment for this factor.  Therefore, no adjustments are applied after January 2020. 

LOCA TION

The appeal of a property’s location to users of and/or investors in a particular property type can influence 
value significantly. This factor broadly considers the impact of demographics, geographical attributes, 
access to transportation networks and local land use trends on pricing. Comparisons of location can often 
be derived, or even quantified, by examining rent, vacancy, capitalization rate, and land value trends in 
the subject and directly competitive areas.  

All of the comparable sales are in inferior locations and all receive upward adjustments.  Sales 3, 4 and 5 
are in more rural locations and receive significant upward adjustments. 

PROPERTY S IZE  SF (GR OSS)  

Normally, all other characteristics being equal, the unit value of a property is affected by its size. Building 
size and price per square foot typically have an inverse relationship. Larger buildings tend to achieve lower 
pricing on a per-unit basis due to their economies of scale, and smaller pool of prospective buyers. 

Sale 1, 5, 6 and 7 are similar and did not receive any adjustments.  Sales 2, 3 and 4 are smaller than the 
subject and receive downward adjustments. 

YEAR BU ILT

The absolute physical/chronological age differences between properties can impact achievable 
pricing.  This category may reflect such differences, irrespective of other related differences in property 
condition and/or effective age, which considers maintenance and renovations that have occurred since 
the property’s original construction date. 

Sales 1, 4 and 5 are newer properties and received downward adjustments.  Sale 2 is much older than the 
subject and received an upward adjustment. 

CONDITION

Older properties that have been well maintained could be considered to be in better condition than newer 
properties that have not been well maintained or that have incurred deferred maintenance.  

Sale 1 is considered similar and did not receive any adjustments.  All of the remaining sales are considered 
inferior to the subject and received upward adjustments.   
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QUALIT Y

Quality adjustments reflect differences in the quality and durability of construction materials, design, 
building classification, finish-out, et cetera. 

Sale 3, 4, 5 and 7 are considered similar and did not receive any adjustments.  Sales 2 and 6 are inferior 
and received upward adjustments.  Sale 1 is superior and a downward adjustment was applied.   

FAR 

In most cases, higher floor-area ratios impact property values positively. It is noted, however, that a lower 
FAR could imply expansion/redevelopment potential, which is the case with these properties.  The lower 
the FAR the more superior it is.  Parking is also considered within this adjustment. 

Sale 2 is generally similar and was not given any adjustments.  All of the remaining comparables have 
lower FAR ratios making them superior.  Downward adjustments were applied at roughly 5% for every 
10%-to-15% difference in FAR. 

BUI LDI N G AME NI TIE S

This adjustment category recognizes differences in amenities amongst properties.  Depending upon the 
property type, such amenities may include common areas, elevators/escalators, signage, fitness centers, 
power, et cetera.  

All of the comparables were considered similar to the subject and no adjustments were required for this 
category.  

CONCLUSION OF SALES COMPARISON APPROACH

After adjustments the comparable improved sales reflect prices ranging from $33.50 to $93.33 per square 
foot with an average adjusted price of $64.77 per square foot.  Considering the subject’s location in 
downtown Spokane and its average/good condition, a price per square foot towards the upper end of the 
range is reasonable.  Further, Comparables 1 and 7 required the least gross adjustment and indicate a 
range from $68.58 to $93.33 per square foot. All things considered, we conclude that the indicated value 
by the Sales Comparison Approach is $85.00  per square foot. 

VALUE INDICATION FROM SALES COMPARISON

Our conclusion via the Sales Comparison Approach is as follows, as previously discussed. 

SALES COMPARISON APPROACH VALUE CONCLUSION - AS IS

Indicated Va lue per SF $90.00

Bui lding Area  (SF) x  21,850

Indicated As Is Value $1,966,500

Rounded to nearest  $10,000 $1,970,000

Per SF $90.16
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RECONCILIATION AND F INAL VALUE

SUMMARY OF VALUE INDICATIONS

MARKET VALUE - VALUATION RELIANCE

The Cost Approach is typically considered a reliable indicator of value for special use properties similar to 
the subject as replacement cost new is a consideration in purchase decisions. The difficulty in utilizing the 
cost approach to value relates to the difficulty in estimating depreciation, of which the subject was 
originally constructed in 1951, according to the Spokane County Assessor. The land value is developed, 
and good quality data was available for the analysis. Overall, the Cost Approach is given consideration in 
the final value conclusion. 

The Sales Comparison Approach is primarily used by owner-users in making purchase decisions.  It is the 
secondary approach used by investors. Several recent sales of properties generally like the subject were 
analyzed, increasing the validity of this approach. The subject is currently owner-occupied, and the most 
likely buyer is an owner-user due to its size, configuration, condition, and the character of the surrounding 
market area. For these reasons, the Sales Comparison Approach is also given consideration.  

The Income Approach is the valuation method most commonly used by investors in making purchase 
decisions for properties that are leased. Religious facilities are rarely leased investments and, therefore, 
this approach is not applied in this analysis. 

F INAL OPINION(S)  OF VALUE

Based on the inspection of the property and the investigation and the analysis undertaken, we have 
developed the following value opinion(s). 

As Is as of June 30, 2021

Cost Approach $2,290,000 $104.81 Per Square Foot (GBA)

     Land Value $1,850,000 $49.96 Per Square Foot of Land

Sales Comparison Approach $1,970,000 $90.16 Per Square Foot (GBA)

Approach Reliance

Value Conclusion - As Is $2,000,000 $91.53 Per Square Foot (GBA)

Insurable Value $3,190,000

Exposure Time (Months) 6 months  or less

Marketing Time (Months) 6 months  or less

VALUE INDICATIONS

Sales Comparison Approach

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Va lue - As  Is Fee Simple June 30, 2021 $2,000,000 

MARKET VALUE CONCLUSION(S)
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MARKETING T IME AND EXPOSURE T IME

Exposure time is the length of time the subject property would have been exposed for sale in the market 
had it sold on the effective valuation date at the concluded market value. Exposure time is always 
presumed to precede the effective date of the appraisal. Based on our review of recent sales transactions 
for similar properties, conversation with market participants and our analysis of supply and demand in 
the local religious facilities market, it is our opinion that the probable exposure time for the subject at the 
concluded market value stated previously is 6 months or less.

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded 
market value immediately following the effective date of value. As we foresee no significant changes in 
market conditions in the near term, it is our opinion that a reasonable marketing period for the subject is 
likely to be the same as the exposure time. Accordingly, we estimate the subject’s marketing period at 6 
months or less. 

The sales used in the Sales Comparison Approach that were formally marketed were purchased after being 
exposed to the market for 6 months or less.  In addition, we came across additional church sales in the 
Spokane market which were not used in the sales comparison approach that were sold during the 
pandemic which had 3 to 4 month marketing periods.  Ms. Rebecca Usai, a broker with John L. Scott, also 
reported a 3-month marketing period currently for church properties.    

L IQUIDATION VALUE

The client requested a liquidation value based on a 180 day marketing period. As previously discussed, we 
estimate a marketing/exposure period for the subject at six months or less. Therefore, the as-is market 
value of the subject and liquidation values are estimated to be equivalent. 
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CERTIFICATION

We certi fy that, to the best of our knowledge and bel ief:

1. The statements  of fact conta ined in this  report are true and correct.

2. The reported analys es , opinions , and conclus ions are l imited only by the reported as sumptions

and l imiting conditions and are our personal , impartia l , and unbias ed profess iona l analyses ,

opinions , and conclus ions .

3. We have no present or pros pective interest in the property that is the s ubject of this report and

no persona l  interest with respect to the parties  involved with this  as s ignment.

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

involved with this  as s ignment.

5. Our engagement in this as s ignment was not contingent upon developing or reporting

predetermined res ul ts .

6. Our compensation for completing this as s ignment is not contingent upon the development or

reporting of a predetermined va lue or direction in value that favors the cause of the cl ient, the

amount of the va lue opinion, the attainment of a stipulated resul t, or the occurrence of a

subsequent event di rectly related to the intended us e of this  appra is a l .

7. This appra is al as s ignment was not based upon a reques ted minimum valuation, a speci fic

va luation, or the approva l  of a  loan.

8. Our analys es , opinions , and conclus ions were developed, and this report has been prepared, in

conformity with the Uni form Standards of Profess iona l Appra is al Practice, as wel l as the

requirements  of the s tate of Was hington.

9. The reported analys es , opinions, and Value Indications were developed, and this report has

been prepared, in conformity with the requirements of the Code of Profes s iona l Ethics and the

Standards  of Profes s iona l  Practice of the Appra isa l  Insti tute. 

10. The us e of this report i s subject to the requi rements of the Appra isa l Insti tute relating to review

by i ts  duly authorized representatives .

11. As of the date of this report, Shawn Wayt, MAI has and Kurt Plas ter, MAI has completed the

continuing education program for Des ignated Members  of the Appra is a l  Ins ti tute.

12. As of the date of this report, Joel H. Thompson has completed the Standards and Ethics

Education Requirements  for Candidates  of the Appra isa l  Insti tute.

13. Shawn Wayt, MAI has  not and Joel  H. Thompson has  not and Kurt Plas ter, MAI has  made a 

pers ona l  inspection of the property that i s  the subject of this  report.

14. No one provided s igni ficant rea l property appra isa l ass istance to the pers on s igning this

certi fi cation.

15. Shawn Wayt, MAI has not and Joel H. Thompson has not and Kurt Plaster, MAI has not provided

services , as an appra iser or in any other capaci ty, regarding the property that is the subject of

this report within the three-year period immediately preceding the agreement to perform this

ass ignment.
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Shawn Wayt, MAI Joel  H. Thompson

WA Certi fied General  Appra is er WA Certi fied General  Appra is er

License #: 1102162 License #: 20114624

206-384-4939 971-346-4605

swayt@bbgres .com jthomps on@bbgres.com

Kurt Plas ter, MAI

WA Certi fied General  Appra is er

License #: 1102120

503-478-1014

kplaster@bbgres .com
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STANDARD ASSUMPTIONS AND L IMITING CONDITIONS

This appraisal report has been made with the following general assumptions: 

1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal, 

BBG, Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a) 

title defects, liens or encumbrances affecting the property; (b) the property’s compliance with local, state 

or federal zoning, planning, building, disability access and environmental laws, regulations and standards; 

(c) building permits and planning approvals for improvements on the property; (d) structural or mechanical 

soundness or safety; (e) contamination, mold, pollution, storage tanks, animal infestations or other 

hazardous conditions affecting the property; and (f) other conditions and matters for which licensed real 

estate appraisers are not customarily deemed to have professional expertise. Accordingly:  

a) 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. The Appraiser and BBG, Inc. shall not be monetarily 

liability or responsible for or assume the costs of preparation or arrangement of geotechnical 

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

of a qualified professional. 

b) Unless otherwise stated 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. Further, unless otherwise stated, it is assumed that 

there are no subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this 

appraisal, whether they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that 

there are no rights associated with extraction or exploration of such elements considered. Unless 

otherwise stated it is also assumed that there are no air or development rights of value that may be 

transferred. 

c) Any legal description or plats reported in the appraisal 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. BBG, Inc. 

has made no survey of the property and assumes no monetary liability or responsibility in connection 

with such matters. 

d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report. 

The property is considered to be free and clear of existing liens, easements, restrictions, and 

encumbrances, except as stated. Further, BBG, Inc. assumes there are no private deed restrictions 

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

e) The appraisal report 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 appraisal report; 

additionally, that all applicable zoning, building, and use regulations and restrictions of all types have 

been complied with unless otherwise stated in the appraisal 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. Moreover, unless otherwise stated herein, it is assumed that there 

are no encroachments or violations of any zoning or other regulations affecting the subject property, 

that the utilization of the land and improvements is within the boundaries or property lines of the 

property described, and that there are no trespasses or encroachments. 

f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a 

specific compliance survey or analysis of the property to determine whether or not it is in conformity 
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with e various detailed requirements of ADA. It is possible that a compliance survey of the property 

and a detailed analysis of the requirements of the ADA would reveal that the property is not in 

compliance with one or more of the requirements of the Act. If so, this fact could have a negative 

impact upon the value of the property. Since the Appraiser has no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating the value of 

the property. 

g) No monetary liability or responsibility is assumed 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. 

h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise 

stated herein. Further, 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. 

i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the 

improvements described therein is based on visual inspection. No monetary liability or responsibility is 

assumed for (a) the soundness of structural members since no engineering tests were conducted; (b) 

the condition of mechanical equipment, plumbing, or electrical components, as complete tests were 

not made; and (c) hidden, unapparent or masked property conditions or characteristics that were not 

clearly apparent during the Appraiser’s inspection. 

j) If building improvements are present on the site, it is assumed that no significant evidence of termite 

damage or infestation was observed during physical inspection, unless so stated in the appraisal report. 

Further, unless so stated in the appraisal report, no termite inspection report was available. No 

monetary liability or responsibility is assumed for hidden damages or infestation. 

k) 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 monetary liability or responsibility is assumed for such 

conditions or for engineering which may be required to discover them. 

l) BBG, Inc. is not an expert 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. BBG, Inc. assumes no monetary liability or 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. Appraiser is not qualified to detect such substances. The Client is 

urged to retain an expert in this field; however, Client retains such expert at Client’s own discretion, 

and any costs and/or expenses associated with such retention are the responsibility of Client.   

m) BBG, Inc. is not an expert 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. BBG, Inc. assumes no monetary liability or 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. The Appraiser hereby reserves the right to alter, amend, revise, or 

rescind any of the value opinions contained within the appraisal repot based upon any subsequent 

endangered species impact studies, research, and investigation that may be provided. However, it is 

assumed that no environmental impact studies were either requested or made in conjunction with this 

analysis, unless otherwise stated within the appraisal report.  

2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the 

appraisal process, the physical attributes of the property were observed from the street(s) as of the 

inspection date of the appraisal. Physical characteristics of the property were obtained from tax assessment 

records, available plans, if any, descriptive information, and interviewing the client and other 

knowledgeable persons. It is assumed the interior of the subject property is consistent with the exterior 

conditions as observed and that other information relied upon is accurate. 
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3) If provided, the estimated insurable value is included at the request of the Client and has not been 

performed by a qualified insurance agent or risk management underwriter. This cost estimate should not 

be solely relied upon for insurable value purposes. The Appraiser is not familiar with the definition of 

insurable value from the insurance provider, the local governmental underwriting regulations, or the types 

of insurance coverage available. These factors can impact cost estimates and are beyond the scope of the 

intended use of this appraisal. The Appraiser is not a cost expert in cost estimating for insurance purposes. 

4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of 

the United States Dollar as of the effective date of value. This appraisal is based on market conditions 

existing as of the date of this appraisal. 

5) 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. 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. 

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

the future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will 

be. No warranty or representation is made that such 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. The forecasts, projections, or 

operating estimates contained herein are based on current market conditions, anticipated short-term 

supply and demand factors, and a continued stable economy. These forecasts are, therefore, subject to 

changes with future conditions. 

7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical 

conditions which occur following the effective date of value within 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. 

8) Any proposed or incomplete improvements included in the appraisal 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. 

9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices 

and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “non-

disclosure” state, although extensive effort has been expended to verify pertinent data with buyers, sellers, 

brokers, lenders, lessors, lessees, and other sources considered reliable, it has not always been possible to 

independently verify all significant facts. In these instances, the Appraiser may have relied on verification 

obtained and reported by appraisers outside of our office. Also, as necessary, assumptions and adjustments 

have been made based on comparisons and analyses using data in the report and on interviews with market 

participants. The information furnished by others is believed to be reliable, but no warranty is given for its 

accuracy. 

10) 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. 

11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set 

forth in the appraisal report as may be required by consideration of additional or more reliable data that 

may become available. No change of this report shall be made by anyone other than the Appraiser. The 

Appraiser shall have no monetary liability or responsibility for any unauthorized change(s) to the report. 
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The submission of the appraisal report constitutes completion of the services authorized and agreed upon. Such 
appraisal report is submitted on the condition the Client will provide reasonable notice and customary 
compensation, including expert witness fees, relating to any subsequent required attendance at conferences, 
depositions, or judicial or administrative proceedings. In the event the Appraiser is subpoenaed for either an 
appearance or a request to produce documents, a best effort will be made to notify the Client immediately. The 
Client has the sole responsibility for obtaining a protective order, providing legal instruction not to appear with the 
appraisal report and related work files, and will answer all questions pertaining to the assignment, the preparation 
of the report, and the reasoning used to formulate the estimate of value. Unless paid in whole or in part by the party 
issuing the subpoena or by another party of interest in the matter, the Client is responsible for all unpaid fees 
resulting from the appearance or production of documents regardless of who orders the work. 



VALUATION               ADVISORY       ASSESSMENT               ZONING

SERVICES

Valuation 
+  Single Asset Valuation
+  Portfolio Valuation
+  Institutional Asset Valuation
+  Appraisal Review
+  Appraisal Management
+  Lease and Cost Analysis
+  Insurance Valuation
+  Arbitration & Consulting
+  Feasibility Studies
+  Highest and Best Use Studies
+  Evaluation
+  Investment analysis
+  Tax appeals
+  Litigation Support

Advisory
+  ASC 805 Business combinations
+  ASC 840 Leases
+  Purchase Price Allocations
+  Portfolio Valuations for reporting net 

asset values (NAV)
+  Public and non-traded REIT valuations
+  Valuations for litigation and 

litigation support
+  Sale-leaseback valuation analysis
+  Valuations for bankruptcy/fresh 

start accounting
+ Cost segregation analysis

Assessment 
+ Environmental due diligence 
+ Property condition consulting
+  Small loan services
+  Energy consulting
+  Environmental consulting
+  Zoning
+  ALTA Surveys

  BBG OVERVIEW

BBG is one of the nation’s largest real estate due diligence 
firms with more than 35 offices across the country serving 
more than 2,700 clients. We deliver best-in-class valuation, 
advisory and assessment services with a singular focus of 
meeting our clients’ needs.

Our professional team offers broad industry expertise and 
deep market knowledge to help clients meet their objectives 
throughout the real estate life cycle.

BBG clients include commercial real estate professionals, 
investors, lenders, attorneys, accountants and corporations.

  THE BBG DIFFERENCE

National Footprint. BBG is one of only two national firms 
offering in-house valuation and environmental and property 
condition assessment services for all commercial property types.

Customer-focused Growth. BBG is one of the largest national 
due diligence firms because we deliver best-in-class work 
product and provide excellent customer care.

Qualified Team. Over 50 percent of BBG appraisers are MAI 
designated and offer deep industry expertise gained through 
real-world experience.

Unbiased Independence. By focusing exclusively on 
due diligence services, BBG guarantees an independent 
perspective free from potential conflicts of interest.

Innovative Technology. BBG has made significant analytics 
and IT investments to continually improve our data and 
report quality.

Third-party reports by a true third party.
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Assessed Value: The value of a property according to the tax rolls in ad 
valorem taxation; may be higher or lower than market value, or based on an 
assessment ratio that is a percentage of market value. 1 

Asset: 
1. Any item, the rights to which may have economic value, including 

financial assets (cash or bonds), business interests, intangible assets 
(copyrights and trademarks), and physical assets (real estate and 
personal property). 

2. In general business usage, something owned by a business and 
reflected in the owner’s business sheet.

Asset:  A resource controlled by the entity as a result of past events and from 
which future economic benefits are expected to flow to the entity. 2

Capital Expenditure: Investments of cash (or the creation of liability) to 
acquire or improve an asset, e.g., land, buildings, building additions, site 
improvements, machinery, equipment; as distinguished from cash outflows for 
expense items that are normally considered part of the current period’s 
operations. 1

Cash Equivalency: An analytical process in which the sale price of a 
transaction with nonmarket financing or financing with unusual conditions or 
incentives is converted into a price expressed in terms of cash or its equivalent.1

Client:  

1. The individual, group, or entity who engages a valuer to perform a 
service (USPAP) 

2. The party or parties who engage, by employment or contract, an 
appraiser in a specific assignment.  Comment:  The client may be 
an individual, group, or entity, and may engage and communicate 
with the appraiser directly or through an agent (USPAP, 
2016-17-ed). 

3. Generally the party or parties ordering the appraisal report.  It does 
not matter who pays for the work (CUSPAP, 2014-ed).1

Condominium Ownership: A form of fee ownership of separate units or 
portions of multiunit buildings that provides for formal filing and recording of a 
divided interest in real property.3

Cost Approach: A set of procedures through which a value indication is 
derived for the fee simple interest in a property by estimating the current cost to 
construct a reproduction of (or replacement for) the existing structure, 
including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to the 
indicated fee simple value of the subject property to reflect the value of the 
property interest being appraised. 1

Credible:  

1. Worthy of belief, supported by analysis of relevant information.  
Creditability is always measured in the context of intended use. 
(SVP) 

2. Worthy of belief.  Comment:  Creditable assignment results 
require support, by relevant evidence and logic, to the degree 
necessary for the intended use.  (USPAP, 2016-2017-ed.).1

Deferred Maintenance: Needed repairs or replacement of items that should 
have taken place during the course of normal maintenance. 1

Disposition Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a specific time, which is short than the typical exposure time for 
such a property in that market. 2) The property is subjected to market 
conditions prevailing as of the date of valuation. 3) Both the buyer and seller are 
acting prudently and knowledgeably. 4) The seller is under compulsion to sell. 
5) The buyer is typically motivated. 6) Both parties are acting in what they 
consider to be their best interests. 7) An adequate marketing effort will be made 
during the exposure time. 8) Payment will be made in cash in U.S. dollars (or 
the local currency) or in terms of financial arrangements comparable thereto. 9) 
The price represents the normal consideration of the property sold, unaffected 
by special or creative financing or sales concessions granted by anyone 
associated with the sale. This definition can also be modified to provide for 
valuation with specified financing terms. 1

Economic Life: The period over which improvements to real property 
contribute to property value. 1

Effective Date: 1) The date on which the analyses, opinions, and advice in an 
appraisal, review, or consulting service apply. 2) In a lease document, the date 
upon which the lease goes into effect.1

Effective Gross Income Multiplier (EGIM): The ratio between the sale price 
(or value) of a property and its effective gross income. 1

Effective Rent: Total base rent, or minimum rent stipulated in a lease, over the 
specified lease term minus rent concessions, the rent that is effectively paid by a 
tenant net of financial concessions provided by a landlord. 1

Exposure Time: 1) The time a property remains on the market. 2) The 
estimated length of time the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at 
market value on the effective date of the appraisal.  Comment:  Exposure time 
is a retrospective opinion based on an analysis of past events assuming a 
competitive and open market (USPAP 2016-2017-ed). 1 

Extraordinary Assumptions: An assumption, directly related to a specific 
assignment, as of the effective date of the assignment results, which, if found to 
be false, could alter the appraiser’s opinions or conclusions. Comment:  
Extraordinary assumptions presume as fact otherwise uncertain information 
about physical, legal, or economic characteristics of the subject property, or 
about conditions external to the property, such as market conditions or trends; 
or about the integrity of data used in an analysis. (USPAP, 2016-2017 ed). 1

Fair Market Value:  In nontechnical usage, a term that is equivalent to the 
contemporary usage of market value. 1 

Fair Share: That portion of total market supply accounted for by a subject 
property.  For example, a 100-key hotel in 1,000-key market has a fair share of 
10%. 1 

Fair Value:

1. The price that would be received to sell an asset or paid to transfer a 
liability in an orderly transaction between market participants at the 
measurement date. (FASB) 

2. The estimated price for the transfer of an asset or liability between 
identified knowledgeable and willing parties that reflects the 
respective interests of those parties. (This does not apply to 
valuations for financial reporting.) (IVS).1

Fair Value:  The price that would be received to sell an asset or paid to 
transfer a liability in an orderly transaction between market participants at the 
measurement date.2

Fee Simple Estate: Absolute ownership unencumbered by any other interest or 
estate, subject only to the limitations imposed by the governmental powers of 
taxation, eminent domain, police power, and escheat. 1

Floor Area Ratio (FAR): The relationship between the above-ground floor 
area of a building, as described by the zoning or building code, and the area of 
the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building 
is twice the total land area. 1

Going-Concern Value: 1) 73. An established and operating business having 
an indefinite future life. 2) 74. An organization with an indefinite life that is 
sufficiently long that, over time, all currently incomplete transformations 
[transforming resources from one form to a different, more valuable form] will 
be completed. 1 

Gross Building Area (GBA): 1) Total floor area of a building, excluding 
unenclosed areas, measured from the exterior of the walls of the above-grade 
area. This includes mezzanines and basements if and when typically included in 
the market area of the type of property involved. 2) Gross leasable area plus all 
common areas. 3) 16. For residential space, the total area of all floor levels 
measured from the exterior of the walls and including the super structure and 
substructure basement; typically does not include garage space. 1
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Highest and Best Use: 1) The reasonably probable use of property that results 
in the highest value. The four criteria that the highest and best use must meet are 
legal permissibility, physical possibility, financial feasibility, and maximum 
productivity. 2) The use of an asset that maximizes its potential and that is 
possible, legally permissible, and financially feasible. The highest and best use 
may be for continuation of an asset’s existing use or for some alternative use. 
This is determined by the use that a market participant would have in mind for 
the asset when formulating the price that it would be willing to bid. (IVS).  3) 
[The] highest and most profitable use for which the property is adaptable and 
needed or likely to be needed in the reasonably near future. (Uniform Appraisal 
Standards for Federal Land Acquisitions) 1

Hypothetical Condition: 1) 117. A condition that is presumed to be true when 
it is known to be false. (SVP). 2) A condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the 
effective date of the assignment results, but is used for the purpose of analysis. 
Comment:  Hypothetical conditions are contrary to known facts about 
physical, legal, or economic characteristics of the subject property; or about 
conditions external to the property, such as market conditions or trends; or 
about the integrity of data used in an analysis. (USPAP, 2016-2017 ed.) 1 

Income Capitalization Approach: Specific appraisal techniques applied to 
develop a value indication for a property based on its earning capability and 
calculated by the capitalization of property income. 1

Inspection: Personal observation of the exterior or interior of the real estate 
that is the subject of an assignment performed to identify the property 
characteristics that are relevant to the assignment, such as amenities, general 
physical condition, and functional utility. Note that this is not the inspection 
process performed by a licensed or certified building inspector. 1 

Insurable Value: A type of value for insurance purposes. 1

Intangible Assets:  1) A nonmonetary asset that manifests itself by its 
economic properties. It does not have physical substance but grants rights and 
economic benefits to its owner. (IVS).  2) A nonphysical asset such as a 
franchise, trademark, patent, copyright, goodwill, equity, mineral right, 
security, and contract (as distinguished from physical assets) that grant rights 
and privileges, and have value for the owner. (ASA).  3) An identifiable 
nonmonetary asset without physical substance. An asset is a resource that is 
controlled by the entity as a result of past events (for ex-ample, purchase or 
self-creation) and from which future economic benefits (inflows of cash or 
other assets) are expected. [IAS 38.8] Thus, the three critical attributes of an 
intangible asset are: identifiability, control (power to obtain benefits from the 
asset), ·future economic benefits (such as revenues or reduced future costs). 
(IAS 38) 1 

Intangible property: Nonphysical assets, including but not limited to 
franchises, trademarks, patents, copyrights, goodwill, equities, securities, and 
contracts as distinguished from physical assets such as facilities and equipment. 
(USPAP, 2016-2017 ed.) 1

Intended Use: 1) The valuer’s intent as to how the re-port will be used. (SVP) 
2) The use or uses of an appraiser’s reported appraisal or appraisal review 
assignment opinions and conclusions, as identified by the appraiser based on 
communication with the client at the time of the assignment. (USPAP, 
2016-2017 ed.) 1`

Intended User: 1) The party or parties the valuer intends will use the report. 
(SVP) 2) The client and any other party as identified, by name or type, as users 
of the appraisal or appraisal review report by the appraiser on the basis of 
communication with the client at the time of the assignment. (USPAP, 
2016-2017 ed.) 1`

Internal Rate of Return (“IRR”): The annualized yield rate or rate of return 
on capital that is generated or capable of being generalized within an 
investment of portfolio over a period of ownership.  Alternatively, the 
indicated return of capital associated with a projected or pro forma income 
stream.     The discount rate that equates the present value of the net cash 
flows of a project with the present value of the capital investment.  It is the rate 
at which the Net Present Value (NPV) equals zero.  The IRR reflects both the 
return on invested capital and the return of the original investment, which are 
basic considerations of potential investors.  Therefore, deriving the IRR from 
analysis of market transactions of similar properties having comparable income 

patterns is a proper method for developing market discount rates for use in 
valuations to arrive at Market Value.  Used in discounted cash flow analysis to 
find the implied or expected rate of return of the project, the IRR is the rate of 
return which gives a zero net present value (NPV). See also equity yield rate 
(YE); financial management rate of return (FMRR); modified internal rate of 
return (MIRR); yield rate (Y). 1

Investment Value: 1) The value of a property to a particular investor or class 
of investors based on the investor’s specific requirements. Investment value 
may be different from market value because it depends on a set of investment 
criteria that are not necessarily typical of the market. 2) The value of an asset to 
the owner or a prospective owner for individual investment or operational 
objectives. (IVS) 1

Leasehold Interest: The right held by the lessee to use and occupy real estate 
for a stated term and under the conditions specified in the lease. 1

Leased Fee Interest: The ownership interest held by the lessor, which includes 
the right to receive the contract rent specified in the lease plus the reversionary 
right when the lease expires.  1

Liquidation Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a short time period; 2) The property is subjected to market 
conditions prevailing as of the date of valuation; 3) Both the buyer and seller 
are acting prudently and knowledgeably; 4) The seller is under extreme 
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are 
acting in what they consider to be their best interests. 7) A normal marketing 
effort is not possible due to the brief exposure time 8) Payment will be made in 
cash in U.S. dollars or in terms of financial arrangements comparable thereto.  
9) 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.  This definition can also be modified to 
provide for valuation with specified financing terms.  1

Load Factor: A measure of the relationship of common area to useable area 
and therefore the quality and efficiency of building area layout, with higher 
load factors indicating a higher percentage of common area to overall rentable 
space than lower load factors; calculated by subtracting the amount of usable 
area from the rentable area and then dividing the difference by the usable area: 1 

Load Factor =   

(Rentable Area – Useable Area) 
Usable Area 

Market Value. The major focus of most real property appraisal assignments. 
Both economic and legal definitions of market value have been developed and 
refined.* 

1. The most widely accepted components of market value are incorporated in 
the following definition: The most probable price that the specified property 
interest should sell for in a competitive market after a reasonable exposure time, 
as of a specified date, in cash, or in terms equivalent to cash, under all 
conditions requisite to a fair sale, with the buyer and seller each acting 
prudently, knowledgeably, for self-interest, and assuming that neither is under 
duress. 

2. Market value is described, not defined, in the Uniform Standards of 
Professional Appraisal Practice (USPAP) as follows: A type of value, stated as 
an opinion, that presumes the transfer of a property (i.e., a right of ownership or 
a bundle of such rights), as of a certain date, under specific conditions set forth 
in the definition of the term identified by the appraiser as applicable in an 
appraisal.  Comment: Forming an opinion of market value is the purpose of 
many real property appraisal assignments, particularly when the client’s 
intended use includes more than one intended user. The conditions included in 
market value definitions establish market perspectives for development of the 
opinion. These conditions may vary from definition to definition but generally 
fall into three categories:  

- the relationship, knowledge, and motivation of the parties (i.e., seller and 
buyer); 
- the terms of sale (e.g., cash, cash equivalent, or other terms); and  
- the conditions of sale (e.g., expo- sure in a competitive market for a 
reasonable time prior to sale).  
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USPAP also requires that certain items be included in every appraisal report. 
Among these items, the following are directly related to the definition of market 
value: 
- Identifications of the specific property rights to be appraised. 
- Statement of the effective date of the value opinion. 
- Specification as to whether cash, terms equivalent to cash, or other 
 precisely described financing terms are assumed as the basis of the 
 appraisal. 
- If the appraisal is conditioned upon financing or other terms, 
 specification as to whether the financing or terms are at, below, or 
 above market interest rates and/or contain unusual conditions or 
 incentives. The terms of above- or below-market interest rates and/or 
 other special incentives must be clearly set forth; their contribution to, 
 or negative influence on, value must be described and estimated; and 
 the market data supporting the opinion of value must be described and 
 explained. 
3.  The following definition of market 
value is used by agencies that regulate federally insured financial institutions in 
the United States: The most probable price that a property should bring in a 
competitive and open market under all conditions requisite to a fair sale, the 
buyer and seller each acting prudently and knowledgeably, and assuming the 
price is not affected by undue stimulus. Implicit in this definition is the 
consummation of a sale as of a specified date and the passing of title from seller 
to buyer under conditions whereby: 
  Buyer and seller are typically motivated; 

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

 A reasonable time is allowed for exposure in the open market;   
Payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 
· The price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions granted by 
anyone associated with the sale. 
(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as 
amended at 57 Federal Register 12202, April 9, 1992; 59 Federal Register 
29499, June 7, 1994) 

4. The International Valuation Standards Council defines market value for the 
purpose of international standards as follows: The estimated amount for which 
an asset or liability should exchange on the valuation date between a willing 
buyer and a willing seller in an arm’s length transaction, after proper marketing 
and where the parties had each acted knowledgeably, prudently and without 
compulsion. (IVS) 

5. The Uniform Standards for Federal Land Acquisitions defines market value 
as follows: Market value is the amount in cash, or on terms reason ably 
equivalent to cash, for which in all probability the property would have sold on 
the effective date of the appraisal, after a reasonable exposure time on the open 
competitive market, from a willing and reasonably knowledgeable seller to a 
willing and reasonably knowledgeable buyer, with neither acting under any 
compulsion to buy or sell, giving due consideration to all available economic 
uses of the property at the time of the appraisal. (Uniform Appraisal Standards 
for Federal Land Acquisitions) 1 

Market Value "As If Complete" On The Appraisal Date: 
Market value as if complete on the effective date of the appraisal is an estimate 
of the market value of a property with all construction, conversion, or 
rehabilitation hypothetically completed, or under other specified hypothetical 
conditions as of the date of the appraisal. With regard to properties wherein 
anticipated market conditions indicate that stabilized occupancy is not likely as 
of the date of completion, this estimate of value should reflect the market value 
of the property as if complete and prepared for occupancy by tenants.  

Market Value "As Is" On The Appraisal Date: Value As Is -The value of 
specific ownership rights to an identified parcel of real estate as of the effective 
date of the appraisal; relates to what physically exists and is legally permissible 
and excludes all assumptions concerning hypothetical market conditions or 
possible rezoning. See also effective date; prospective value opinion. 

Market Value of the Total Assets of the Business: The market value of the 
total assets of the business is the market value of all of the tangible and 
intangible assets of a business as if sold in aggregate as a going concern.  This 
assumes that the business is expected to continue operations well into the 
future. 4

Marketing Time: An opinion of the amount of time it might take to sell a real 
or personal property interest at the concluded market value level during the 
period immediately after the effective date of an appraisal.  Marketing time 
differs from exposure time, which is always presumed to precede the effective 
date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of 
The Appraisal Foundation and Statement on Appraisal Standards No. 6, 
“Reasonable Exposure Time in Real Property Market Value Opinions” address 
the determination of reasonable exposure and marketing time.). 3 

Net Lease: A lease in which the landlord passes on all expenses to the tenant. 
See also lease. 1

Net Rentable Area (NRA): 1) The area on which rent is computed. 2) The 
Rentable Area of a floor shall be computed by measuring to the inside finished 
surface of the dominant portion of the permanent outer building walls, 
excluding any major vertical penetrations of the floor. No deductions shall be 
made for columns and projections necessary to the building. Include space such 
as mechanical room, janitorial room, restrooms, and lobby of the floor. 5

Penetration Ratio (Rate): The rate at which stores obtain sales from within a 
trade area or sector relative to the number of potential sales generated; usually 
applied to existing facilities. Also called: penetration factor.1

Prospective opinion of value. A value opinion effective as of a specified 
future date.  The term does not define a type of value.  Instead it identifies a 
value opinion as being effective at some specific future date. An opinion of 
value as of a prospective date is frequently sought in connection with projects 
that are proposed, under construction, or under conversion to a new use, or 
those that have not yet achieved sellout or a stabilized level of long-term 
occupancy. 1

Reconciliation: A phase of a valuation assignment in which two or more value 
indications are processed into a value opinion, which may be a range of value, a 
single point estimate, or a reference to a benchmark value. 1

Reliable Measurement:  [The IAS/IFRS framework requires that] neither an 
asset nor a liability is recognized in the financial statements unless it has a cost 
or value that can be measured reliably.2

Remaining Economic Life: The estimated period over which existing 
improvements are expected to contribute eco-nomically to a property; an 
estimate of the number of years remaining in the economic life of a structure or 
structural components as of the effective date of the appraisal; used in the 
economic age-life method of estimating depreciation. 1

Replacement Cost: The estimated cost to construct, at current prices as of the 
effective appraisal date, a substitute for the building being appraised, using 
modern materials and current standards, design, and layout. 1

Retrospective Value Opinion: A value opinion effective as of a specified 
historical date. The term retrospective does not define a type of value. Instead, 
it identifies a value opinion as being effective at some specific prior date. Value 
as of a historical date is frequently sought in connection with property tax 
appeals, damage models, lease renegotiation, deficiency judgments, estate tax, 
and condemnation. Inclusion of the type of value with this term is appropriate, 
e.g., “retrospective market value opinion.” 1 
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Sales Comparison Approach: The process of deriving a value indication for 
the subject property by comparing sales of similar properties to the property 
being appraised, identifying appropriate units of comparison, and making 
adjustments to the sale prices (or unit prices, as appropriate) of the comparable 
properties based on relevant, market-derived elements of comparison. The sales 
comparison approach may be used to value improved properties, vacant land, or 
land being considered as though vacant when an adequate supply of 
comparable sales is available. 1

Scope of Work: 1) The type of data and the extent of research and analyses. 
(SVP).  2) The type and extent of research and analyses in an appraisal or 
appraisal review assignment. (USPAP, 2016¬2017 ed.) 1

Stabilized value: A value opinion that excludes from consideration any 
abnormal relationship between supply and demand such as is experienced in 
boom periods when cost and sale price may exceed the long-term value, or 
during periods of depression, when cost and sale price may fall short of 
long-term value. It is also a value opinion that excludes from consideration any 
transitory condition that may cause excessive construction costs, e.g., a 
premium paid due to a temporary shortage of supply.  

Substitution: The principle of substitution states that when several similar or 
commensurate commodities, goods, services are available, the one with the 
lowest price will attract the greatest demand and widest distribution. This is the 
primary principle upon which the cost and sales comparison approaches are 
based. 3

Total Assets of a Business:  Total assets of a business is defined by the 
Appraisal Institute as “the tangible property (real property and personal 
property, including inventory and furniture, fixtures and equipment) and 
intangible property (cash, workforce, contracts, name, patents, copyrights, and 
other residual intangible assets, to include capitalized economic profit).”

Use Value: 
The value of a property assuming a specific use, which may or may not be the 
property’s highest and best use on the effective date of the appraisal. Use value 
may or may not be equal to market value but is different conceptually. 1

1Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: 
Appraisal Institute 2010). 2Appraisal Institute, International Financial 
Reporting Standards for Real Property Appraiser, IFRS Website, 
www.ifrs-ebooks.com/index.html. 3Appraisal Institute, The Appraisal of Real 
Estate, 13th ed. (Chicago: Appraisal Institute 2008). 4 This definition is taken 
from “Allocation of Business Assets Into Tangible and Intangible Components: 
A New Lexicon,” Journal of Real Estate Appraisal, January 2002, Volume 
LXX, Number 1.  This terminology is to replace former phrases such as: value 
of the going concern.  5Financial Publishing Company, The Real Estate 
Dictionary, 7

th 

ed.  6 U.S. Treasury Regulations 
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APPRAISER ENGAGEMENT LETTER 

Evangelical Christian Credit Union                                   Page 1 of 4                                      Ministry Relationship Banking     
Rev 6/30/15                                                                                                                             Appraisal Engagement Letter  Engagement Letter 

- ECCU Internal Use - 

EVANGELICAL CHRISTIAN CREDIT UNION (“ECCU”) 955 W Imperial Hwy Brea CA 92821, HEREBY ENGAGES      
James Bray TO APPRAISE THE PROPERTY ON THE TERMS AND CONDITIONS SET FORTH HEREIN. 

Date Engaged June 17, 2021 

Appraiser Shawn Wayt / BBG, INC. / swayt@bbgres.com / (206) 384-4939 

Borrower Redemption Church Spokane 

Property 
Description 

Page 4. 

Scope of Work 
U 

 

Appraisal Requirements: 

 

• Please include a T Uable of Contents U in all appraisal reports.  Include the contents of the 
Addenda in the order you place them. 

• UPhotographs U. UInterior: U Photos of all major rooms and representative examples of other rooms, 
such as classrooms, offices, restrooms, equipment rooms, etc. UExterior: U All exterior walls (to 
the extent practical), street scenes, subject viewed from street or streets, include neighboring 
properties. (In the Site Description, describe surrounding properties.) If significant deferred 
maintenance, damage or missing items are observed, provide photographs. Include descriptive 
captions with photographs.   

• UMeasurements.U The appraiser is to clearly state the method employed in determining the 
square footage of the improvements and site. The sizes provided by ECCU are not to be 
accepted as fact. Preferred means of determining improvement size are physical measurement 
when practical or takeoff calculations from as-built building plans. You should not rely on the 
building sizes printed on construction drawings (AIA standards are not consistent with BOMA 
standards) or public records, which are frequently unreliable in many jurisdictions.  To the 
extent that the reason for any disparity can be determined, that information should be included 
in your appraisal report. 

• UComparable Data Sheets U, include the name, relationship, date and contact info that you used 
to verify the comparable.  Also, include a brief synopsis of what you learned about the terms 
and conditions of the sale; especially how and if they impacted the price of the transaction. 

• UOpinion Development U: All appropriate approaches.  Include a statement as to the reason for 
the omission of any of the three approaches to value. If the cost approach is determined to be 
inappropriate, complete a land valuation and a replacement cost estimate for the 
improvements.   

• UPreviously Appraised Properties U. If you have previously appraised this property, please 

provide a discussion on the difference in value from the last appraisal to the current appraisal, 
including the cause for the increase/decrease. 

• UPlease identify the inspection date as Date of Valuation 

• UPLEASE INCLUDE YOUR APPRAISAL LICENSE IN EVERY REPORT 

• UPLEASE PROVIDE A 6 MONTH LIQUIDATION VALUE 

 

 

 

 

 

 

 

mailto:swayt@bbgres.com
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• UOTHER INTENDED USERS STATEMENT 
 

Many of Evangelical Christian Credit Union’s loans are participated with other 
Federal or State regulated credit unions and banks.  Please be advised that 
your appraisal report may be shared with these other intended users who may 
be required to adhere to one or more of the following:  Federal Regulations, 
FIRREA, and/or USPAP. In compliance with USPAP, please include a section 
entitled, “Other Intended Users” and state, U“Other intended users may include 
other Federal or State regulated credit unions and banks.”   
  

Please address your appraisal report to Judy Dietz, Loan Operations 
Manager. 

 

UReport Detail U: 

   Restricted   Summary (Appraisal Report)   

➢ The Summary form report must comply with all of the requirements (including sufficient 
detail) set forth in this letter and ECCU guidelines. 

➢ The FNMA SFR Summary form may be used for any SFRs. 
 

URequired Opinions U: 

➢ Your appraisal must, at a minimum, include a Sales Comparison Approach (Point 
Value – Not a Range). If for any reason, during the course of your engagement, you 
conclude that the Sales Comparison Approach is not applicable, contact Lynne 
Rouse at (800) 634-3228 x1535 so a course of action can be determined.  

➢ Reconcile the value conclusion in each approach to a point value. Our Federal 
Regulators have determined that a range of values within any approach to value is 
not acceptable.  

➢ “As is” Market Value, with “As Complete” Market Value if indicated in the property 
description. 

▪ “As Complete” property values must reflect the current effective date, not a future 
or “prospective” date. 

▪ Personal Property and trade fixtures are not to be included in the determination of 
market value, unless considered Real Property. 

➢ Separate Value Conclusions for: 

▪ Each property, if there are multiple properties 

▪ Excess or expansion land, if any 

➢ Marketing Time and Exposure Time 

➢ 6 month Liquidation Value for each property. 
 

URequired Analysis U: 

➢ Adjustment grid for LAND and IMPROVED sales, with a detailed description of comparable 
property adjustments showing QUANTITATIVE (not qualitative) adjustments 

➢ Cost Approach must include breakdown and explanation of all costs, including any indirect 
costs, and all forms of depreciation. 

➢ ALL APPRAISALS MUST INCLUDE REPLACEMENT COST NEW as a basis for the 
amount of insurance coverage required on our real estate loans. 

➢ Highest and Best Use, as improved and as vacant 

➢ Please refer to ECCU’s Appraisal Content Requirements for additional requirements. 
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Required 
Exhibits 

➢ Signed Engagement Letter 

➢ Appraiser Qualifications & Current License 

Fee $ 3,900.00 

Delivery Date ➢ No later than July 29, 2021 or sooner, 4:00 PM (Pacific Time)  

➢ Notify Lynne Rouse immediately if at any time during the assignment you are not able to prepare 
the report within this estimate of time or cost. 

Report 
Delivery 

➢ Deliver a signed electronic copy of the appraisal report and an invoice via email to 
lynne.rouse@eccu.org.  

➢ The appraisal report will be reviewed by a 3 P

rd
P party and the appraiser advised of any needed 

corrections.  If changes or corrections are needed, the appraiser is to provide them no later than 3 
business days from the date of notification. 

➢ Once the appraisal report is approved, we will notify you if a FINAL PDF is required from you. WE 
ARE NO LONGER REQUIRING ANY HARD COPIES.    

➢ Payment will be made upon our satisfactory review of your appraisal report.  PLEASE 
ENSURE THAT ALL INVOICES & CORRESPONDENCE INCLUDE THE BORROWER’S NAME. 

Other 
Conditions 

➢ The investigation, analysis and personal inspection will be conducted by the appraiser identified 
above, or another ECCU approved appraiser. 

➢ In no event should your firm or any others involved in the preparation of the appraisal report bill or 
collect the appraisal fee and/or any other consideration from our borrower. 

Authorization On behalf of ECCU, this engagement is authorized as of the Effective Date by:  

 

U__________________________________ 

Judy Dietz 
Loan Operations Manager 

If you have any questions regarding this engagement, or at any time are unable to complete the 
appraisal according to the Scope of Work listed above, please contact Lynne Rouse at 800.634.3228 
x1535, lynne.rouse@eccu.org or Alicia Nauta x1481 alicia.nauta@eccu.org 

Appraiser’s 
Acceptance 

By accepting this assignment, the appraiser hereby certifies that the appraiser: 

• has no direct or indirect interest, financial or otherwise, in the property or the transaction. 

• is competent to perform this assignment in accordance with USPAP’s Competency Provision. 

• Is properly state certified/licensed in the subject property’s jurisdiction. 

I agree to the terms of this engagement letter.  

 

____________________________ Date:__________________ 

 
 
 
 
 
 
 
 
 

6/17/2021

mailto:26TUjudy.dietz@eccu.orgU26T
mailto:26TUjudy.dietz@eccu.orgU26T
acrowe
Stamp
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UPROPERTY DESCRIPTION U:   UPLEASE PROVIDE A 6 MONTH LIQUIDATION VALUE 
 
 

Collateral Property Address Parcel # 
Land Size 
(Acres) 

# of  
Bldgs. 

Bldg.  
Sq. Ft. 

Property Type As Is 

212 S Division Street 
Spokane, WA  99202 

35191.1304 .0849 3 12,050 Church X 

 
Comments:                 

 

Property Access To obtain access to the property, contact: Jonathan Bonetti at 864-378-4869, email: 
jon@redemptionspokane.com 
 

Property Information To obtain property information, contact same as above  

 



ADDENDA  C 

REDEMPTION CHURCH SPOKANE APPRAISAL

APPRAISER QUALIFICATIONS AND LICENSES



 

Shawn Wayt, MAI 
Director 

Work: 503-936-1701 
swayt@bbgres.com 

 
 

Profile 

Shawn Wayt is a Director at BBG in the Seattle, Washington office. He is engaged in business development and 

client outreach for the Seattle office. Shawn also reviews and signs on reports, acts as a principle appraiser in 

assignments, and works independently or in collaboration with appraisers and analysts in the Northwest region.  

Shawn has more than 10 years of commercial real estate experience, having held positions in commercial real 

estate appraisal and investment brokerage. He began his appraisal career in commercial real estate at Lembeck 

Appraisal & Consulting in Spokane, Washington before relocating to the Seattle area in 2012, where he became 

the retail valuation specialist for the Northwest region at CBRE. Shawn has completed appraisal assignments 

throughout the states of Washington, Oregon, Idaho, and Alaska. 

In 2015, Shawn joined Capital Pacific, a leading retail commercial real estate investment brokerage firm as Senior 

Financial Analyst. Shawn managed a team of financial analysts that were involved in the sale of over $625 Million 

in real estate transactions during his tenure at Capital Pacific. 

Shawn’s valuation experience includes all stages of construction, including proposed projects, renovations, existing 

properties, as well as partially-stabilized facilities. He has a wide background of appraisal experience throughout 

the Northwest that includes, but is not limited to, shopping centers and general retail uses, general/medical 

offices, industrial facilities, apartments, residential subdivisions, and commercial land. Services performed include 

the appraisal, appraisal review, and/or consultation for acquisition/disposition, financing, estate arbitrations, 

mediations, and market rent determinations. Shawn has also participated in valuation assignments for right-of-way 

takings in Washington and Idaho. Typical clients served are financial institutions, investors, developers, legal & 

accounting firms, and government entities. 

 

 
Professional Affiliations 

Appraisal Institute 
Member (MAI) Appraisal Institute 
 
General Certified Appraiser: 
State of Washington, Certified General Appraiser (License #1102162) 
State of Alaska, Certified General Appraiser (License # 158401) 
 

 

Education 
Bachelor of Business Administration, Gonzaga University (2008) 
Concentrations: Finance, Marketing 
 

 





 

  Joel H. Thompson 
Senior Appraiser 

Work: 971-346-4605 
jthompson@bbgres.com 

 

Profile 

Joel Thompson is a senior appraiser at BBG working out of the Portland & Vancouver offices. Mr. Thompson has 

been engaged with commercial real estate throughout the intermountain west and northwest regions of the United 

States since 2009. His scope of competency expands across a broad range of asset types and assignment conditions.  

Mr. Thompson currently specializes in the valuation of mostly office and industrial assets and averages seventy-five 

assignments annually. Competences include all classes of office properties (including medical office), industrial 

properties, and various valuation scenarios, including retrospective, upon completion and upon stabilization 

valuations.  Client profile includes balance sheet lenders, agency lenders, owners, life insurance companies, and 

governmental agencies. 

Mr. Thompson is currently a certified general appraiser and is a general candidate for the MAI designation with the 

Appraisal Institute.  His appraisal experience ranges from international firms to boutique firms. Prior to joining BBG, 

Mr. Thompson was employed by Integra Realty Resources (IRR), an appraisal firm in Salt Lake City, Utah where he 

worked for over seven years.  This experience has given him a unique outlook on the functionality and detail of 

various appraisal platforms. 

 

 

Professional Affiliations  

Appraisal Institute  
General Candidate for Designation 

State of Utah – Certified General Appraiser 8822850-CG 

State of Washington – Certified General Real Estate Appraiser 20114624 

State of Oregon – Certified General Real Estate Appraiser 
 

 

Education 

BA English Literature Major, Pacific University 

MPA, Local Government Management, Brigham Young University 

Real Estate Development Certificate, Portland State University 
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State of Washington  

DEPARTMENT OF LICENSING 
APPRAISER PROGRAM 

PO Box 9021 

Olympia, WA 98507-9021 

 
 

 

 

 

 

 

 

 

Joel  Thompson 

8300 Douglas Ave #Ste 600 

Dallas TX 75225-5855  

 

  

   

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 

CERTIFIED GENERAL REAL ESTATE APPRAISER 

  

 

JOEL  THOMPSON 

8300 Douglas Ave #Ste 600 

Dallas TX 75225-5855  

 

 

 

 

 

 

 
CERTIFIED GENERAL REAL ESTATE APPRAISER 
  

 

Joel  Thompson 

8300 Douglas Ave #Ste 600  
Dallas TX 75225-5855  

 

 
 

 

 

 
20114624 03/29/2022 

License Number Expiration Date 
 
 

 
 
 
 
 
 
 
 

 
 

 
 

20114624 10/23/2020 03/29/2022 

License Number Issue Date Expiration Date 



 

 

Kurt K. Plaster, MAI 
Managing Director  

Work: 503.478.1014 
kplaster@bbgres.com 

 

Profile 

Kurt Plaster is a Managing Director with BBG in the Portland, Oregon office.  He is engaged in business development 

and client outreach for the Portland office. He participates in office management and supervises and provides 

counsel to appraisers and staff. He reviews and signs reports, acts as a principle appraiser in assignments and works 

independently or in collaboration with appraisers and analysts. 

Kurt has more than 15 years of experience in providing commercial and residential appraisals and consultation 

services for all types of real property and real property interests. Services performed include the appraisal, appraisal 

review, and / or consultation for acquisition / disposition, financing, estate, arbitrations, mediations, buy/sell 

agreements, development, condemnation, fractional interest and court testimony purposes. Typical clients served 

are financial institutions, investors, developers, legal & accounting firms, and government entities. 

 

Professional Affiliations 

Appraisal Institute  
Member (MAI) Appraisal Institute  
Director: Appraisal Institute Greater Oregon Chapter  
Appraisal Institute   Candidate Advisor 
Manufactured Housing Communities of Oregon: Associate Member 
Columbia Corridor Association Member 
 

General Certified Appraiser: 
Oregon, Certified General Appraiser, C001003 
Washington, Certified General Appraiser, 1102120 
 

Education 

Brigham Young University, Bachelor of Science, Communications 
Minor Business Administration 
 



State of Washington  

DEPARTMENT OF LICENSING 
APPRAISER PROGRAM 

PO Box 9021 

Olympia, WA 98507-9021 

 
 

 

 

 

 

 

 

 

KURT K PLASTER 

7832 SW HANSEN LANE 

TIGARD OR 97224  

 

  

   

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 

CERTIFIED GENERAL REAL ESTATE APPRAISER 

  

 

KURT K PLASTER 

7832 SW HANSEN LANE 

TIGARD OR 97224  

 

 

 

 

 

 

 
CERTIFIED GENERAL REAL ESTATE APPRAISER 
  

 

KURT K PLASTER 

7832 SW HANSEN LANE  
TIGARD OR 97224  

 

 
 

 

 

 
1102120 05/26/2023 

License Number Expiration Date 
 
 

 
 
 
 
 
 
 
 

 
 

 
 

1102120 05/26/2011 05/26/2023 

License Number Issue Date Expiration Date 



ADDENDA  D 

REDEMPTION CHURCH SPOKANE APPRAISAL

COVID-19 MARKET ANALYSIS



COVID- 19 D I S E A S E ; SARS-C OV-2 V I R U S

CDC 

On January 30, 2020, the International Health Regulations Emergency Committee of the World Health Organization 

(WHO) declared the outbreak a “public health emergency of international concern” (PHEIC). On January 31, Health 

and Human Services Secretary Alex M. Azar II declared a public health emergency (PHE) for the United States to aid 

the nation’s healthcare community in responding to COVID-19. On March 11, WHO publicly characterized COVID-19 

as a pandemic. On March 13, 2020 the President of the United States declared the COVID-19 outbreak a national 

emergency. 

COSTAR | JU NE 1, 2021 

How Blistering Home Sales Could Give Way to Better Times for the Multifamily Market  

The data for single-family housing activity over the past year is staggering: 

 About 900,000 new one-family homes were sold over the past 12 months, a 33% increase from the 12-

month period ending April 2020. While the amount of purchases is still below the 2002-07 period, there has 

never been a one-year increase this substantial. 

 About 5.2 million existing single-family homes were sold over the past 12 months, an 11% increase from the 

12-month period ending April 2020. 

 Median home prices for existing single-family homes were up 20% from a year ago as of April 2021, the 

single largest increase on record back to 1969. 

The pace of purchases has increased everywhere. In the four-quarter period ending March 2021, the number of 

purchases was up by a minimum of 17% in the West region compared to the prior four-quarter period, and as much 

as 42% in the Midwest. Purchases were most concentrated in the $300,000-to-$500,000 price range, which were up 

by 46% using the same four-quarter total comparison 

. 



On a regional level, 25 metropolitan areas experienced a 2 percent or greater increase in the homeownership rate 

from the first quarter of 2020 to the first quarter of 2021. While scattered across the U.S., almost half of these metros 

are in the South. 

Somewhat surprising is how the housing boom was not limited to suburban and rural areas. Philadelphia, San 

Francisco, Atlanta and Chicago ranked among those with significant increases in homeownership, despite being 

among the largest regions by population. In San Francisco, it appears that rising homeownership came at the expense 

of multifamily rentals, which fell by a sharp 3%. Philadelphia, Atlanta and Chicago are unique in being more affordable 

markets than most major metros, likely lowering the barrier of entry to first-time homebuyers. The National 

Association of Realtors reported one-third of new homes purchased over the past year, on average, were by first-

time homebuyers. This marks the largest first-time homebuyer share since 2012, when sales were depressed after 

the housing crisis. 

Many of the other cities, though, particularly those in Florida and Texas, posted strong homeownership gains in 

addition to robust multifamily absorption, highlighting strong population growth in a year when many sought more 

space to work from home. 

How much longer this trend will continue is open to debate. While millennials continue to age into typical first-time 

homebuying ages, the pace of mortgage applications appears to have slowed significantly this year. The Mortgage 

Bankers Association reported a reading of 269.8 on its mortgage purchase application volume index, roughly in line 

with levels at the same point in the calendar year as in 2018 or 2019. Home purchasing is often seasonal, and this 

marks a sharp decline from the end of 2020, when mortgage purchase applications were 25% above 2019 levels and 

46% above 2018 levels for the last week of the respective years. 



Mortgage rates have risen somewhat from their all-time low of 2.68% in January, and the waves of stimulus payments 

over the past year, which may have aided down payments, are coming to an end. In this case, an easing of the flurry 

of home purchase activity makes sense. 

A slowing of home purchase activity could benefit absorption rates for multifamily communities, as rent growth has 

been far outpaced by home purchase price growth over the past year. According to CoStar, multifamily rents per unit 

increased by 2% as of the first quarter, the lowest rate in nearly a decade and far below the 14% gain in single-family 

home prices. 

Another item likely to favor multifamily properties going forward is the improvement in supply. After a sharp increase 

in the sales of single-family houses, builders have responded by starting new projects. Census Bureau data shows an 

annualized $390 billion in projects started in March 2021, representing a 42% increase from two years prior compared 

to only a 13% increase for multifamily projects. 



The post-housing crisis period was defined by exorbitant multifamily construction as the single-family market 

rightsized. A reversal of that trend now should be a boon to the fundamentals of multifamily real estate. 

The Week Ahead … 

The holiday-shortened week nevertheless includes significant events for the U.S. economy. The highlight of any 

month for economic data, the jobs report, is scheduled to be released on Friday, with economists expecting a bounce 

back in April from the disappointing March figures. Hiring in the leisure and hospitality sector is likely to lead the way 

as activity returns to normal with a substantial share of the U.S. population now vaccinated against COVID-19. 

The turn of the month also means the release of business sentiment reports for May. The Institute of Supply 

Management’s Manufacturing Index is set to be released on Tuesday, with the Services Index released Thursday. The 

news releases should include commentary on the state of supply chains and labor shortage, both essential issues for 

the continuation of the recovery. 



APPLE : D IRECT ION RE QUEST S | JUNE 1, 2021 

Requests for walking and driving directions from Apple’s navigation tool, Maps, has shown a material recovery since 

the bottom in April 2020 although transit remains well below pre-covid levels. In any event Americans’ mobility has 

improved greatly. 

OPENTA BLE : RE STAURA NT BOOKIN GS |JU NE 1, 2021 

U.S. restaurant bookings increased to pre-covid levels in May 2021.  



STR: HOTE L OC CUPA NC Y | MAY 27, 2021 

U.S. weekly hotel occupancy reached the 60% mark for the first time since the start of the pandemic, according 
to STR‘s latest data through 22 May.  ADR also reached its highest point of the pandemic but was still US$18 less 
than the corresponding week in 2019. RevPAR also hit a high point when compared to 2019. 



Miami (+2.8% to 76.0%) was the only Top 25 Market to report an occupancy increase over 2019. San Francisco/San 
Mateo saw the steepest decline in occupancy when compared with 2019 (-45.5% to 47.9%). In terms of 
ADR, Phoenix (+6.7% to US$122.97) and Tampa (+0.3% to US$140.09) were the only Top 25 Markets with levels 
higher than 2019. 

None of the Top 25 Markets had RevPAR levels higher than the 2019 comparable. The largest RevPAR deficits were 
in San Francisco/San Mateo (-70.0% to US$66.53) and Boston (-66.9% to US$64.22). 

*Due to the steep, pandemic-driven performance declines of 2020, STR is measuring recovery against comparable 
time periods from 2019. 

TSA: A IR  TRAVE L | JUN E 1, 2021 

According to data from the Transportation Security Administration, air travel is down about 25% from the same 
period of 2019. Air travel demand continues to increase and may reach full recovery by the end of 2021 or the first 
half of 2022.   

INIT IA L JOBLE SS CLA IM S|MAY 27TH , 2021 

On March 26th initial jobless claims showed an increase in unemployment by 3.1 million persons for the week of 

March 16th-20th, setting a record that would be broken the following week at 6.9 million. All weekly claims reported 

since March 26th are higher than any historical figure prior to COVID-19. The following chart illustrates the weekly 

initial jobless claims in 2020 and into 2021.   
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The U.S. jobs market edged closer to its pre-pandemic self last week as initial jobless claims totaled just 406,000 for 

the week ended May 22, the Labor Department reported Thursday. While that level is still well above the pre-Covid 

norm, it is the closest to the previous trend since the crisis began in March 2020 and a decline from the previous 

week’s 444,000. 

While claims had remained elevated through the pandemic period, they have recently made a marked shift lower 

amid the economic reopening spurred by accelerated vaccines and sharp decline in Covid cases. Multiple states also 

have been shutting down their extended benefits programs as business reopens and unemployment levels decline. 

Continuing claims fell sharply, declining by 96,000 to 3.64 million, bringing the four-week moving average down to 

3.68 million. That number runs a week behind the headline claims total. 

. 



BUREAU OF  LABOR AND  STA TISTIC S| MA Y 7, 2021 

The US unemployment rate (U-3) has declined to 6.1% in April 2021 from an April 2020 high of 14.7%. Notable job 

gains in leisure and hospitality, other services, and local government education were partially offset by employment 

declines in temporary help services and in couriers and messengers. 

GDP FOREC A ST S

The following chart summarizes GDP forecasts from various economists and institutions. Please note the annualized 

figures are the quarterly change multiplied by four.  

The US economy is clearly in recovery mode. US real GDP remains below pre-covid levels. 

REN T COLLECT ION S

While tenant rent collection was a helpful metric for tracking REITs in 2020, analysts will be turning their attention 

to operating metrics like occupancy rates this year, according to Nareit VP of Research Nicole Funari. Rent collections 

stabilized to nearly 100% of typical collections by mid-July 2020 for REIT sectors including industrial, office, health 

care, and apartments. Shopping centers, bolstered by grocery stores and drug stores, stabilized in the high 80% 

range in the fall, and regional mall rent collections are in the low 80% range heading into 2021. 

Source Date Q1 Q2 Q3 Q4 Full Year Q1 Q2 Q3 Q4 Full Year

CNBC/Moody's Consensus 6/1 -- -- -- -- -- -- 10.5% 7.9% 5.8% 7.2%

Mortgage Bankers Association 5/19 -- -- -- -- -- -- 8.8% 7.4% 5.3% 7.0%

Atlanta Fed GDP Now 6/1 -- -- -- -- -- -- 10.3% -- -- --

Actual -5.0% -31.4% 33.4% 4.3% -3.5% 6.4% -- -- --

CNBC/Moody's Consensus -- -- -- -- -- -- 2.6% 2.0% 1.5% --

Mortgage Bankers Association -- -- -- -- -- -- 2.2% 1.9% 1.3% --

Atlanta Fed GDP Now -- -- -- -- -- -- -- -- -- --

Actual -1.3% -7.9% 8.4% 1.1% -0.9% 1.6% -- -- -- --

2020 GDP Actuals

Annualized

2021 GDP Forecasts

Annualized

Change from Previous Quarter



NMHC tracks multi-family collections which are summarized in the following chart.  

TREPP: CMBS DE L IN QU ENCY| MA Y 6TH 2021 

The Trepp CMBS Special Servicing Rate declined by 40 basis points in April to 9.02% – the largest improvement in 
the monthly reading during the coronavirus market crisis. This is the seventh monthly decrease in that reading since 
September 2020, when the rate reached a post-Great Financial Crisis (GFC) peak of 10.48%. With federal plans 
underway to make vaccinations more widely available in the US and states taking steps to ease lockdown restrictions 
even further, loan “cures” and special servicing removals should continue at a measurable pace in the coming 
months. 

By property type, the percentage of loans with the special servicer was relatively unchanged month over month, 
except for that of lodging and retail, which registered a 233 and 37 basis point reduction in April. Roughly 21.83% of 
lodging loans and 15.86% of retail loans were reported to be in special servicing in April. 



. 

URBAN LA ND INSTITUTE : REA L ESTATE  EC ON OMIC FORECA ST| MAY 2021 

ULI compiled forecasts from 42 economists at 39 real estate organizations. The key findings are noted as follows.  

TRANSA CTIO N VO LUME

Commercial real estate transaction volume reached $598 billion in 2019, a post-Great Financial Crisis peak. Volume 

fell by almost 30% in 2020 to $427 billion 2020, the lowest volume in seven years, but decidedly above the declines 

of the GFC. Volume is expected to recover relatively quickly over the forecast period with $500 billion in ‘21, $550 

billion in ‘22 and $590 billion in ‘23.  



CRE PRI CI NG

The RCA Commercial Property Price Index (CPPI) had experienced strong growth over the nine years from 2011 to 

2019, staying consistently above 6 percent annually. Price growth in 2020 moderated somewhat but remained 

positive at 5.2%. Price growth is expected to remain positive during the forecast period, although further moderating 

in 2021 to 4.2% and plateauing at 5% in ‘22 and ‘23. 

CRE RETU RNS

Equity REIT total returns in 2020, according to NAREIT, fell by 8%. Positive returns are expected during the forecast 

period of 15%, 8% and 7% in ’21, ‘22 and ’23, respectively. 



Total returns for institutional-quality direct real estate investments, as measured by the NCREIF Property Index (NPI), 

were positive in 2020 but, at 1.6%, the lowest in 11 years. Total returns are forecast to increase over the forecast 

period, returning by ‘23 to the moderate rates of the years immediately before the pandemic. The forecast is for 

returns of 4.5%, 5.9% and 6.5%, in ‘21, ‘22 and ‘23 respectively. 

NCREIF total returns in 2021 for the industrial sector are expected to increase relative to ’20 to 12%, becoming the 

11th year of returns above the long-term average. After an 11-year low in ‘20, apartment returns in ‘21 are expected 

to increase to 5.6%, returning to the level immediately before the pandemic. After an 11-year low in ‘20, office sector 

returns are expected to minimally increase to 2.2%. After a substantial decline in ‘20, retail returns are expected to 

remain negative although at a more moderate -1%.  Industrial total returns are forecast to moderate in ‘22 and ‘23, 

to 9.3% and 8.2%, respectively. Although these returns are stronger than in other sectors, they would be the lowest 

industrial returns in 14 years. Apartment returns are forecast to continue to increase in ‘22 to 6.7% and moderate 

just slightly to 6.5% in ‘23. Office total returns are forecast to remain low but increase to 3.2% in ‘22 and 5.4% in ‘23. 

Retail total returns are expected to turn positive in ‘22 at 3.3% and increase to 5.2% by ’23. 



RENT GRO WTH

Commercial property rent growth differs by property type, as well. In 2021, industrial and apartment rent growth is 

forecast to be 4% and 1.7%, respectively, while retail and office are forecast at -2%, and -2.9%, respectively. In ‘22, 

industrial and multifamily sectors continue growth at 3.7% and 3% respectively, while growth for retail and office is 

essentially flat. By ‘23, positive rental growth is forecast for all sectors, ranging from 3.1% for both the industrial and 

apartment sectors to 1.5% and 2% in the retail and office sectors, respectively. 

VACAN CY

Change in vacancy and availability rates differ by property type. In 2021, industrial availability and apartment vacancy 

are forecast to be essentially unchanged, while retail availability is forecast to increase 60 basis points and office 

vacancy is forecast to move up 150 basis points. In ’22 and ‘23, all sectors are expected to show marginal 

improvement (20 basis points or less), with the exception of the office sectors which is forecast to improve by 70 

basis points in ‘23. 



HOTEL  OCCUPA NCY

Hotel occupancy rates, according to STR, were steadily improving over the last ten years, coming in at 66% in 2019, 

above the twenty-year average. Occupancy in the pandemic year of ‘20 fell to 44.1%. Continual improvement, 

although not full recovery, is expected during the forecast period, with occupancy rates of 54.7%, 61.1%, and 64.7%, 

respectively in ‘21, ‘22’, and ‘23. 

HOTEL  REVPAR

Following four years of already slowing hotel revenue per available room (RevPAR) growth, the RevPAR growth rate 

dropped by -47.4% 2020. RevPAR is expected to begin recovery in ‘21 at positive 29.6%, and continue in ‘22 at 20%, 

and 10% in ‘23. Given the steep decline in ‘20, these growth rates will not yet be sufficient to bring RevPAR fully back 

to 2019 levels. 



CONSTRUC TION  COSTS

Construction costs have increased materially over 2019 due to numerous reasons including demand, low supply due 

to disruptions to the US and global supply chains, tariffs, and possibly inflation. The following chart illustrates the 

change in lumber prices in the US. While off their 2021 highs the cost of lumber is causing large increases in new 

construction costs. Expansion of existing lumber mills as well as proposed lumber mills are likely to put downward 

pressure on pricing in the near term; however, prices could remain elevated for some time. It should be noted that 

lumber price increases are for processed lumber while raw timber prices are relatively unchanged. In April 2021 the 

National Associated of Home Builders stated that due to the increase in lumber prices the average single family 

home now costs $36,000 more to build.  

The following chart illustrates steel prices over the past 5 years. Steel prices have declined but are well above 2019 

levels.  



Overall, a decline in construction costs may not be forthcoming as there is a shortage of skilled labor in the 

construction industry. Construction cost trends should be followed closely. Cost estimates and budgets could be 

obsolete within weeks or even days.  

INFLA TI ON 

Inflation is among the greatest investor concerns. The Federal Reserve will continue its ultra-low interest rate policies 

and bond-buying program, a sign that it wants to see more evidence of a strengthening economic recovery before 

it considers easing its support. In an April statement, the Fed said the economy and job market have "strengthened," 

and while inflation has risen, Fed policymakers ascribed the increase to temporary factors. The Fed left its benchmark 

short-term rate between zero and 0.25%, where it has been since the pandemic began nearly a year ago, to help 

keep loan rates down to encourage borrowing and spending. It also said that it would keep buying $120 billion in 

bonds each month to try to keep longer-term borrowing rates low. 

According to the BLS, the Consumer Price Index for All Urban Consumers increased 4.2 percent over the 12 months 

from April 2020 to April 2021. The index rose 2.6 percent for the year ending March 2021. The 4.2 percent increase 

in April is the largest increase over a 12-month period since a 4.9-percent increase for the year ending September 

2008. Over the longer period from January 2020 (before the COVID-19 pandemic) to April 2021, consumer prices 

increased 3.5 percent.  

Energy prices were up 25.1 percent over the past 12 months. Gasoline prices rose 49.6 percent over the last 12 

months, the largest 12-month increase since the year ending January 2010. Natural gas prices increased 12.1 

percent, and electricity prices rose 3.6 percent over the year. Over the January 2020–April 2021 period, energy prices 

increased 7.5 percent, with prices for gasoline up 11.3 percent. 

Prices for used cars and trucks increased 21.0 percent over the past 12 months and were up 23.9 percent since 

January 2020. Prices for car and truck rental increased 42.4 percent from January 2020 to April 2021. 

The following chart shows inflationary data for several input components with vehicles and gasoline prices 

experiencing the highest increases.  



The current inflationary issues are either transitory, which would be due to the reignition of the US economy and 

disruptions in the US and global supply chains, or a precursor to potentially rampant inflation. Investors remain 

divided on inflation.   

OTHER FEDERA L, STA TE AND LOCA L CON SIDER AT ION S

The federal government, states and municipalities have enacted legislation to lessen the economic impact of COVID-

19. These issues should be closely monitored as they could place downward pressure on value.  

CONC LUSI ON

Covid-19 vaccines in the US have been a resounding success as death and new case rates continue to plummet. 

Americans are traveling again, and mobility should continue to increase as consumers spend more money. Strong 

economic growth is expected throughout 2021 and into 2022 as rates are expected to remain near historical lows. 

Given recent bond yield increases, investors have expressed worries over upward pressure on interest rates; 

however, rates remain well below historical norms.  

Medium and long-term outlooks are favorable and interest rates are expected to remain low into 2023, which could 

bode well for commercial real estate. Over the short-term hotels, restaurants without drive thrus and non-credit 



retail have taken the brunt of the declines while industrial, self-storage and multi-family have been the least affected. 

Office demand has faced downward pressures due to remote working trends and elevated levels of unemployment, 

which are declining. We will continue to interview market participants regarding changes in market conditions.  



ADDENDA  E 

REDEMPTION CHURCH SPOKANE APPRAISAL

INSURABLE VALUE
INSURABLE VALUE

The opinion of insurable value is included at the request of the client and has not been performed by a 
qualified insurance agent or risk management underwriter. This cost estimate should not be solely relied 
upon for insurable value purposes. The appraisers are not familiar with the definition of insurable value 
from the insurance provider, the local governmental underwriting regulations, or the types of insurance 
coverage available. These factors can impact cost estimates and are beyond the scope of the intended 
use of this appraisal. The appraisers are not cost experts in cost estimating for insurance purposes. 

INSURABLE VALUE

Replacement Cost New (RCN) Area (SF) $/SF Subtotal

Bui lding Improvements

Bas e Cos t 21,850 $137.00 $2,993,450

Subtota l $2,993,450

Multipl iers

Current Cos t 1.120

Loca l  Area 1.090

Area  Multipl ier 0.971

Story Height 1.000

Product of Multipl iers x  1.185

Adjusted Base Building Cost $3,547,238

Less: Insurance Exclusions

Tota l  Insurance Exclus ion Adjus tment 10.00% ($354,724)

Insurable Value $3,192,514

Rounded to nearest  $10,000 $3,190,000

Source: Marshall Valuation Service

Type: Rel igious  Bui ldings  with Sunday Schools Section: 16 Class : C


