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106 MISSION COURT, SUITE 1001 ● FRANKLIN, TENNESSEE 37067 
PHONE (615) 591-4422 ● FAX (615) 591-4433 

BOOZER & 
  COMPANY, P.C. Professional Real Estate Appraisers & Consultants  
 
November 18, 2019 
 
Mr. Doug Sloan, Attorney 
Bone McAllester Norton, PLLC 
511 Union Street, Suite 1600 
Nashville, TN 37219  
 
RE: Appraisal Report of:  

Indoor Batting/Training Facility Site 
28,094 SF (0.64 acre) portion of 
Rose Park Magnet Math & Science Middle School 
1025 9th Avenue South 
Nashville, Tennessee 37203 

 
Dear Mr. Sloan:  
 
In accordance with your request, we have personally inspected and appraised the above 
captioned property for the purpose of estimating the “current value” and the “prospective 
value reflecting any anticipated changes in entitlements, etc.” as stipulated by Metro 
Government to be included in an appraisal report required for real property transactions. The 
intended use of this appraisal report is to satisfy Metro’s requirement “for transactions involving 
the sale, purchase, lease, sublease, or other disposition of real property.” (Amdt. 1 to Ord. 
BL2018-1282 - 1, 2018); (Ord. BL2018-1282 - 1, 2018) 
 
The results of our appraisal are communicated in this Appraisal Report, which was prepared in 
accordance with the reporting requirements set forth in Standards Rule 2-2 of USPAP. The use 
of the report is restricted to the client and intended user, Mr. Doug Sloan, attorney with Bone 
McAllester Norton, PLLC, as well as additional intended users including Belmont University and 
Metropolitan Government of Nashville and Davidson County. Boozer & Company, P.C. is not 
responsible for unauthorized use of this report. 
 
The subject of this appraisal is a vacant site containing 28,094 SF (0.645 acre), which is 
presently part of a larger, 5.14-acre property improved with Rose Park Magnet Math and 
Science Middle School. The subject site is located on the north side of Edgehill Avenue roughly 
300 feet west of 9th Avenue South. The site features an irregular shape and level to sloping 
topography with 34 feet of street frontage on Edgehill Avenue. The site is situated between an 
embankment adjacent to basketball courts and a baseball field directly behind Rose Park Magnet 
Math and Science Middle School. The subject is part of Tax Map 105-02, Parcel 171.00, which 
has a street address of 1025 9th Avenue South, Nashville, TN 37203.   
 
The person signing this report has the knowledge and experience to complete the assignment 
competently. The person signing this report is duly licensed by the appropriate state to perform 
this level of appraisal under certificate number CG-389. The market value opinions included 
herein is based on information provided by the client and other sources, our personal inspections, 
public records, and other pertinent information. This appraisal is based on the assumption that the 
furnished data is true and correct. The appraisal report, which follows, contains a summary of 
our investigation and analysis. The pertinent facts and data, which we believe applicable to the 
property, are discussed and the reasons leading to our estimate of value are included. The  
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acceptance of this appraisal assignment was not based on a requested minimum valuation, a 
specific valuation, or the approval of a loan. The opinions of market value presented in this 
report are based on the following extraordinary assumptions:  
 
Fee Simple Estate (Current Value) 

 The extraordinary assumption that the subject site could be subdivided from the parent 
tract and sold on the open market; 

Leased Fee Estate (Prospective Value): 
 The extraordinary assumptions (1) that the proposed improvements are completed on 

time and as shown on furnished plans; (2) the proposed development plan for the 
subject site is considered to be legally permissible and in compliance with current zoning 
and land policy, without any variances; (3) that the terms of the final lease agreement 
are the same as those included in the furnished Lease Agreement and Memorandum of 
Understanding; and (4) that the early termination clause will not be exercised.  
The use of extraordinary assumptions could have an effect on assignment results.  

 
“CURRENT VALUE” -- “AS IS” MARKET VALUE OF FEE SIMPLE ESTATE 
Based upon our investigation, and subject to the extraordinary assumptions, general 
assumptions and limiting conditions as set forth in the report, it is our opinion that the “as is” 
market value of the subject property’s fee simple estate, as of November 15, 2019, was:  
 

THIRTY THOUSAND DOLLARS 
$30,000 

 
 
“PROSPECTIVE VALUE” -- “AS LEASED” MARKET VALUE OF LEASED FEE ESTATE 
Based upon our investigation, and subject to the extraordinary assumptions, general 
assumptions and limiting conditions as set forth in the report, it is our opinion that the 
“prospective” market value of the subject’s leased fee estate, as of September 1, 2020, will be:  
 

FIVE HUNDRED THOUSAND DOLLARS 
$500,000 

 
 
The marketing time and exposure time for the subject property to achieve the market value 
shown above, is estimated to be twelve months.  
 
We would like to thank you for selecting our firm for this assignment and if we may be of further 
assistance, please advise.  
 
Sincerely,  
 
BOOZER & COMPANY, P.C.  

 
Eric L. Boozer, MAI, CCIM, CG-389   
State Certified General R. E. Appraiser  
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Extent of Appraisal Process: Appraisal Report prepared in compliance with Uniform 
Standards of Professional Appraisal Practice (USPAP). In the 
completion of this assignment, the appraisers signing this 
report have adhered to the Competency Rule of the Uniform 
Standards of Professional Appraisal Practice. 

  
Significant Observations 
and Limiting Conditions: 

We were provided with site-specific information by the client, 
Mr. Doug Sloan, attorney. Other pertinent information was 
obtained from public records, real estate professionals, and 
other sources considered reliable. The market value opinion 
provided herein is based on the assumption that the furnished 
data is true and correct.  
 
According to a metes and bounds legal description included 
in a furnished “Lease Agreement and Memorandum of 
Understanding”, the subject site contains 28,094 square feet. 
 
Based on furnished information related to Metro Planning 
Commission Meeting on 10/24/2019, it is our understanding 
that the proposed use would fall under the classification of 
“Community Education,” which is considered permissible 
under the current zoning (RM20) and land use policy (CI, 
Civic). Furthermore, the “Metro Nashville Public Schools 
“MNPS has determined that the proposed structure and lease 
meet the needs of its students and meet the threshold for 
educational use.” Based on this information, the proposed 
development plan for the subject site is considered to be 
legally permissible and in compliance without any variances.  
 
The opinions of market value presented in this report are 
based on the following extraordinary assumptions:  
 
Fee Simple Estate (Current Value) 

 The extraordinary assumption that the subject site 
could be subdivided from the parent tract and sold on 
the open market; 

Leased Fee Estate (Prospective Value): 
 The extraordinary assumptions (1) that the proposed 

improvements are completed on time and as shown 
on furnished plans; (2) the proposed development 
plan for the subject site is considered to be legally 
permissible and in compliance with current zoning 
and land policy, without any variances; (3) that the 
terms of the final lease agreement are the same as 
those included in the furnished Lease Agreement and 
Memorandum of Understanding; and (4) that the early 
termination clause will not be exercised.  

 
Extraordinary assumption is defined as, “an assumption, 
directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false, 
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could alter the appraiser’s opinions or conclusions.” (USPAP, 
2018-2019 ed.)  The use of extraordinary assumptions 
could have an effect on assignment results.  

  
Property Identification: Part of 1025 9th Avenue South 

Nashville, Tennessee 37203 
  
Tax ID: Part of Tax Map 105-02, Parcel 171.00 
  
Purpose & Intended Use  
of the Appraisal: 

In accordance with your request, we have personally 
inspected and appraised the above captioned property for the 
purpose of estimating the “current value” and the 
“prospective value reflecting any anticipated changes in 
entitlements, etc.” as stipulated by Metro Government to be 
included in an appraisal report required for real property 
transactions. The intended use of this appraisal report is to 
satisfy Metro’s requirement “for transactions involving the 
sale, purchase, lease, sublease, or other disposition of real 
property.” (Amdt. 1 to Ord. BL2018-1282-1 2018); (Ord. BL2018-1282-1,2018) 

  
Client and Intended Users 
of Appraisal: 

The use of the report is restricted to the client and intended 
user, Mr. Doug Sloan, attorney with Bone McAllester Norton, 
PLLC, as well as additional intended users including Belmont 
University and Metropolitan Government of Nashville and 
Davidson County. Boozer & Company, P.C. is not 
responsible for unauthorized use of this report. 
 

Definition of Market Value: All estimates of value prepared for agency acquisitions shall 
be based on “market value” –as defined and set forth in the 
Tennessee Pattern Jury Instructions 2nd Edition to wit: “the 
amount of money which a purchaser, willing but under no 
compulsion to buy, would pay, and which a seller, willing but 
under no compulsion to sell, would accept, taking into 
consideration all the legitimate uses to which the property 
was adaptable and might in reason be applied”.  

  
Property Rights Appraised: Fee Simple Estate & Leased Fee Estate 
  
Definition of Fee Simple & 
Leased Fee Estate: 

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  
 
Leased fee interest is defined as “an ownership interest held 
by a landlord with the rights of use and occupancy conveyed 
by lease to others. The rights of the lessor (the leased fee 
owner) and the lessee are specified by contract terms 
contained within the lease” The Dictionary of Real Estate Appraisal, 
6th ed. (Chicago: Appraisal Institute, 2015). 
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Ownership History: According to public records, title to the subject property is 
currently vested in “The Metropolitan Government of Nashville 
and Davidson County / Metropolitan Board of Public Schools.”  
 
The only record of title history/ownership was found in Deed 
Book 3346, Page 579-580, dated March 16, 1962, in which 
Anna M. Drake Tipton conveyed ownership to a portion of the 
subject property the City of Nashville for the “use and benefit of 
its Board of Education”. The deed includes Lot 79 and the 
south 100’ of Lot 80 on the Plan of Meridian Hill, of record in 
Book 57, page 131, Registers Office Davidson County, TN.  
 
The subject property is not currently for sale, nor is it subject 
to any pending contracts or purchase options. The above title 
information is provided only to give a general background of 
the ownership history of the subject. To the best of our 
knowledge, the information is accurate; however, we do not 
guarantee any of the title history shown above. We highly 
recommend a professional title search be conducted by a 
qualified attorney. 

  
Legal Description: See addenda for copy of furnished legal description 

contained within the “Lease Agreement” provided by client. 
  
Effective Date of Appraisal: November 15, 2019 (“Current Value”) 

September 1, 2020 (“Prospective Value”) 
Date of Last Inspection: November 15, 2019 
Date of Report: November 18, 2019 

 
Scope of the Appraisal:  a complete on-site inspection of the subject property with 

photographs;  
 detailed review and analysis of site plan, zoning 

regulations, land policy, utilities, access, setbacks, etc.; 
 an investigation of the Nashville market for comparable 

market data (land sales);  
 comprehensive comparative analysis of available market 

data; 
 process Sales Comparison Approach; 
 reconcile and conclude market valuation opinion (Fee 

Simple Estate) of “current value” (aka “as is” market 
value of site); 

 analyze proposed Lease Agreement and process 
Income Capitalization Approach; 

 conclude market valuation (Leased Fee Estate) of 
“prospective value reflecting any anticipated 
changes in entitlements, etc.” based on Lease 
Agreement; 

 the appraisal report will include “current” and 
“prospective” market value opinions.  

  



BOOZER & 
  COMPANY, P.C.  

File No. 19-7381   1025 9th Avenue South  Page 4 

Neighborhood Data: General Boundaries: The subject property is located between 
8th Avenue South and 12th Avenue South in a neighborhood 
that is bounded generally by I-40 inner loop to the north, I-65 to 
the east; 21st Avenue South to the west, and I-440 to the south. 
 
Land Uses/Percent Built-Up: Land uses along the 8th Avenue 
corridor include dense commercial development from the 
downtown area south to the Woodmont Boulevard/Thompson 
Lane intersection. Development along 8th Avenue South 
includes a wide variety of uses including retail shopping 
centers, free-standing retail buildings, antique dealers, service 
garages, restaurants, fast-food restaurants, office uses, single-
family residential, multi-family residential and mixed-use 
developments. Many of the office uses are comprised of older 
(more than 30 years in chronological age) structures originally 
built as single-family residences, and subsequently converted 
to office uses. The majority of the businesses along 8th Avenue 
South/Franklin Road are over 30 years old and many of the 
properties exhibit signs of deferred maintenance; however 
multiple significant redevelopment projects have been recently 
completed and many others are presently underway. 
 
Significant redevelopment activity (gentrification) is occurring 
throughout the transitioning neighborhood, mostly in the form of 
single/multi-family residential uses. In the western part of the 
neighborhood, in the Music Row district, new development 
activity includes a mixture of office, hotel, and residential.  
Access/Transportation: Primary traffic arteries in the 
neighborhood include Interstate 65, Interstate 440, Franklin 
Road (8th Avenue South), Wedgewood Avenue, and 
Woodmont Boulevard/Thompson Lane. The I-65/Wedgewood 
Avenue interchange is located roughly 1 mile southeast of the 
subject. The I-65/I-440 interchange is located roughly 2.5 miles 
to the south. I-440 provides access to I-24 and I-40 to the east 
and I-40 to the northwest. According to the Tennessee 
Department of Transportation (TDOT), the 2018 average daily 
traffic volume along 12th Avenue South just north of 
Wedgewood Avenue was 16,935 vpd. Along Wedgewood 
Ave., just east of 8th Avenue South, the aadt count was 37,298. 
The 2018 average daily traffic volume along 8th Avenue South 
(Franklin Pike), south of Wedgewood, was 22,345 vpd. Traffic 
counts along Interstate 65 in close proximity to the subject, 
averaged 131,870 vpd in 2018. 
 
Competitive Advantages & Disadvantages: The 
neighborhood benefits from a convenient location, bordered on 
the north, south and east by interstate highways, with good 
access to the Nashville CBD, as well as Williamson County to 
the south. Although redevelopment along the 8th Avenue South 
corridor has lagged behind the revitalization of 12th Avenue 
South (known as the “12th South” district approximately four 
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blocks to the west of 8th Avenue South), the 8th Avenue corridor 
has developed into a more affordable urban living destination 
for buyers and renters seeking housing options at lower price 
points as compared to more established (and expensive) 
redevelopment urban areas, such as Music Row, or the 
“Gulch.” In addition to the fact that many of the residential and 
commercial structures in the neighborhood exhibit some 
degree of deferred maintenance, another disadvantage facing 
the area includes dense traffic congestion along 8th 
Avenue/Franklin Pike and Wedgewood Avenue during peak 
travel times. 
 
Conclusion: Overall, the subject neighborhood is best 
described as an established area comprised of a mixture of 
residential, commercial and institutional land uses. Recently, 
the area has been revitalized with redevelopment and the 
construction of large upscale multi-family and mixed-use 
developments. The good location of the neighborhood within 
close proximity to major transportation routes (primarily I-65 
and I-440) enhances the marketability of properties in the area. 
Due to the recent new development and redevelopment 
throughout the neighborhood, property values are expected to 
continue appreciating in the foreseeable future.  

  
Zoning: The subject is located within the zoning jurisdiction of 

Metropolitan Nashville and Davidson County. Base zoning is 
RM20 within an OV-UZO, Urban Zoning Overlay District. The 
site is located in the “Green Hills-Midtown” Community 
Planning Area. According to the Community Character 
adopted on 6/22/15, the subject has a Policy Code of “CI, 
Civic” and a “T4-Urban” Transect.  
 
RM20 and RM20-A Districts. Designed for moderately high 
intensity multifamily structures, these districts are 
appropriate for areas designated in the general plan to have 
more intense residential development to meet the policy 
goals of encouraging transit and walkable communities, 
preserving open space and environmental features and 
providing a mix of housing types. These districts may also 
be used in areas envisioned to evolve from solely 
commercial to more mixed-use development along primary 
corridors and in mixed-use centers. These districts should 
have good access to arterial streets and public 
transportation service.  
 
OV-UZO, Urban Zoning Overlay District: “The primary intent 
of the urban zoning overlay district is to preserve and protect 
existing development patterns that predate the mid-1950's in 
portions of metro Nashville that were originally developed 
before that time and to ensure the compatibility of new 
development in those older portions of the city. In addition, the 
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urban zoning overlay district is intended to promote 
reinvestment in areas of metro Nashville originally developed 
before the mid-1950s by modifying development standards that 
could add unnecessary expense without improving the safety 
or compatibility of resulting development. The urban zoning 
overlay district is also intended to implement provisions of 
adopted plans that call for particular areas to evolve to a 
development pattern characterized predominantly by lot sizes, 
street patterns, and alley systems commonly used before the 
mid-1950s.”  
 
Policy Code/Description 
The land use policy for the property is CI, Civic. CI policy is 
found in all areas of Davidson County. Its intent is to preserve 
and enhance existing publicly-owned properties that are used 
for civic purposes. CI policy includes a wide variety of publicly 
owned properties including fire stations, Head Start centers, 
libraries, public office buildings, police stations, and public 
schools. It excludes correctional facilities not attached to 
courthouses, publicly-owned housing, parkland or other 
publicly owned open space, and back tax properties. 
Community education use and associated facilities are 
considered appropriate within this policy area. 
 
Transect Category 
The T4 Urban Transect category includes the historic, inner-
ring neighborhoods as well as new neighborhoods intended 
to be developed in a more intense, urban fashion. Complete 
urban communities feature an integrated mixture of housing 
within walking distance of commercial and neighborhood-
scaled open space. They feature highly connected street 
systems with sidewalks, bikeways, and facilities for mass 
transit, providing many transportation options. 
 
Existing Utilization 
The subject property (Rose Park Magnet Math and Science 
Middle School) has existed in its present configuration for a 
number of years and is therefore assumed to currently be in 
compliance with all applicable zoning/land policy regulations.  
 
Proposed Utilization 
Based on furnished information related to Metro Planning 
Commission Meeting on 10/24/2019, it is our understanding 
that the proposed use would fall under the classification of 
“Community Education,” which is considered permissible 
under the current zoning (RM20) and land use policy (CI, 
Civic). “MNPS has determined that the proposed structure 
and lease meet the needs of its students and meet the 
threshold for educational use.” Additionally, Metro Planning 
Commission staff concluded that “Given the importance of 
balancing open space, programmed and athletic spaces in 
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this general area, staff finds that the site for the proposed 
building to be generally appropriate.” Source: Item #15 - Metro 
Planning Commission Meeting of 10/24/2019.  

  
Property Tax Data: According to the Davidson County Property Assessor’s Office 

and the Metropolitan Nashville-Davidson County Trustee’s 
Office, the subject’s “property use” is classified as “School” 
and is therefore exempt from real property taxation.  

  
Site Data: The subject site contains 28,094 SF (0.645 acre) and is part 

of a larger, 5.14-acre property improved with Rose Park 
Magnet Math and Science Middle School. The subject site is 
located on the north side of Edgehill Avenue roughly 300 feet 
west of 9th Avenue South. The site is situated between an 
embankment adjacent to basketball courts and a baseball field 
directly behind the Rose Park Magnet Math and Science 
Middle School building. The physical features of the site are 
described as follows: 
 
Shape/Topography: The site features an irregular shape and 
level to sloping topography. The western margin of the site is 
an embankment, which has recently been supported by a 
reinforced concrete retaining wall; 
 
Frontage/Access: The site has approximately 34 feet of 
frontage along the north side of Edgehill Avenue. Access is 
provided by a single curb cut along the existing street frontage. 
 
Visibility/Exposure: The site’s elevation is slightly above the 
grade of Edgehill Avenue and provides the site with good 
exposure and visibility from Edgehill Avenue traffic and 
surrounding properties.  
 
Drainage: Appears adequate; 
 
Floodplain: According to FEMA Map Panel 47037C0243H, 
Zone X, last revised on April 5, 2017, none of subject site is 
located within a flood hazard area; 
 
Utilities: Public water, sewer, natural gas, and electricity are 
currently available to the tract in sufficient quantity to serve 
most improvements approved by zoning; 
 
Easements: Public utilities are currently available to the 
subject site. As a result, related utility easements are assumed 
to be located along portions of the subject’s perimeter; 
 
Site Improvements: Site improvements include an asphalt 
paved driveway, parking lot, lawn and minimal landscaping; 
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Offsite Improvements:  Edgehill Avenue is a 4-lane 
“Collector” street running east-west linking 8th Avenue to 
Hillsboro Avenue (21st Avenue South). Pedestrian sidewalks 
run along either side of the street within the right of way.  
 
Surrounding Property Uses:  Surrounding uses include Rose 
Park, which includes the Easley Center community facility and 
related swimming pool, playground, and outdoor basketball 
courts, as well as Belmont University athletic facilities including 
soccer, baseball, and softball fields and related 
restrooms/locker room facilities. Rose Park also features open 
space, pavilion, and paved parking lots. The Rose Park 
Magnet Math and Science Middle School facility is adjacent to 
the east side of the subject site. South of the subject on the 
south side of Edgehill Avenue is an existing multi-family 
residential property, which has been recently approved (with 
conditions) for a large mixed-use development to be known as 
The Reservoir. The new development will be comprised of 
1,200 multi-family residential units and a variety of non-
residential uses situated on a 23.32-acre, “L-shaped” tract 
bordering the 8th Avenue South City Reservoir, which is listed 
on the National Register of Historic Places. Southwest and 
west of the subject property are MDHA multi-family residential 
public housing developments.  
 
Hazardous Materials: The existence of hazardous 
substances, including without limitation asbestos, 
polychlorinated biphenyls, petroleum leakage, or agricultural 
chemicals, which may or may not be present on the property, 
or other environmental conditions, were not called to the 
attention of, nor did the appraiser become aware of such 
during the appraiser's inspection. The appraiser has no 
knowledge of the existence of such materials on or in the 
property. The presence of such substances, such as 
asbestos, urea formaldehyde foam insulation, or other 
hazardous substances or environmental conditions, may 
affect the value of the property. The value estimated is based 
on the assumption that no such condition on or in the 
property or in proximity would cause a loss in value. No 
responsibility is assumed for any such conditions, nor for any 
expertise or engineering knowledge required to discover 
them. 
 
Subsoil: We were not provided a soil study of the site, but it 
is assumed that the subsoil is of sufficient strength and load 
bearing capacity to support the proposed improvements. 
 
Conclusion:  The subject of this appraisal is a vacant site 
containing 28,094 SF (0.645 acre), which is presently part of 
a larger, 5.14-acre property improved with Rose Park Magnet 
Math and Science Middle School. The site features an 
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irregular shape and level to sloping topography with 34 feet of 
street frontage on Edgehill Avenue. The site is situated 
between an embankment adjacent to basketball courts and a 
baseball field directly behind Rose Park Magnet Math and 
Science Middle School. The existing physical characteristics 
and legal/zoning/land policy regulations significantly restrict 
the possible uses and overall development potential of the 
subject property. 

  
Highest and Best Use: Highest and best use is defined as, "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.”  
 

“Current Value” / “As Is” 
Legally Permissible:  As discussed in the Zoning Data section 
of this report, the subject is currently zoned RM20 within an 
OV-UZO, Urban Zoning Overlay District. The site is also 
restricted by the “Green Hills-Midtown” Community Plan 
and according to the Community Character Plan, adopted on 
6/22/15, the subject has a Policy Code of “CI, Civic” and a 
“T4-Urban” Transect classification.  
 
The intent of the CI, Civic land policy is to preserve and 
enhance existing publicly-owned properties that are used for 
civic purposes. CI policy includes a wide variety of publicly 
owned properties including fire stations, Head Start centers, 
libraries, public office buildings, police stations, and public 
schools. Uses related to community education and 
associated facilities are considered legally permissible uses 
within this policy area. Some of these uses may include open 
space, parking, recreational, buffer yards, etc., which may 
preserve and enhance existing publicly-owned properties that 
are used for civic purposes.  
 
Physically Possible:  The site’s size, shape, access, utility, 
availability and terrain render it suitable for possible uses 
permitted by zoning, land use policy and/or other restrictive 
encumbrances. However, the location of the site situated 
between an embankment and Rose Park Magnet Math and 
Science Middle School structure significantly restricts 
development/use options. It is physically possible to currently 
utilize the subject site for open space, recreational and buffer 
yard purposes, which could enhance the adjacent school.  
 
Financially Feasible: Any use of the subject site which 
provides a financial return in excess of the cost of the land and 
amortized cost of capital is considered financially feasible.  The 
high level of investment exhibited by current construction 
activity throughout the area provides evidence that current 
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market fundamentals warrant new development at this time. 
However, the subject’s significant legal and physical restrictions 
would not permit an economically viable development option.  
 
Maximally Productive: Taking all of the aforementioned 
factors into consideration, the maximally productive use of 
the subject property, as though vacant, is a use or uses that 
conform to current zoning regulations & land use policy. 
Some of these use options include open space, parking, 
recreational, buffer yard, etc. which may enhance or preserve 
the adjacent school facility (civic purpose).  
 

“Prospective Value” / Proposed 
Legally Permissible: Based on the previously referenced 
Metro Planning Commission staff recommendations, the 
proposed use is viewed as “Community Education” and is 
assumed to represent a legally permissible uses, as long as 
MNPS has determined the proposal in its entirety (building and 
lease) is an educational use that meets a critical need for its 
students. It is our understanding that MNPS has made this 
determination, which consequently permits the proposed facility 
and lease agreement. 
 
Physically Possible: According to Metro Planning staff, “given 
the importance of balancing open space, programmed and 
athletic spaces in this general area,” the subject site was found 
to be “generally appropriate.” Based on the available 
information and our on-site inspection, the subject property 
appears to be physically capable of supporting the proposed 
building and parking lot facilities.  
 
Financially Feasible: The proposed improvements will be 
utilized for “community education”, which may preserve and 
enhance existing publically-owned properties that are used for 
civic purposes. The proposed improvements will enhance the 
subject property, as well as the adjacent publically-owned 
properties. The proposed corresponding ground lease will 
provide a positive income stream of $35,000/year, which also 
enhances the value of the subject site. With these factors in 
mind, the proposed community education facilities and 
accompanying ground lease agreement are considered to 
represent a financially feasible use.  
 
Maximally Productive: The subject property, as improved and 
subject to the proposed long-term ground lease, has 
substantial value above the subject’s estimated “current value” 
(aka “as is” market value). Therefore, constructing the 
proposed facilities and executing the proposed ground lease 
agreement is considered to be a maximally productive use of 
the property and represents the highest and best use at this 
time. The timing is now and the most probable buyer of the 
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property’s leased fee interest is a passive investor.  
  
Valuation: The typical and theoretical real estate appraisal includes three 

separate but interrelated preliminary approaches to value, 
which are correlated into a single final value conclusion. The 
preliminary approaches are identified as the Cost Approach, 
the Sales Comparison Approach and the Income Capitalization 
Approach.  
 
In the appraisal of a specific property, one or more of the 
approaches may be more applicable than the others, and one 
or more of the approaches may be impractical because of the 
lack of suitable data in the market with which to make 
comparisons. This appraisal includes a valuation of the “as is” 
market value of the fee simple estate. The sales comparison 
approach was the most appropriate for this analysis. Market 
participants are currently analyzing purchase prices for ground 
leased sites based on their income generating capability.  
Accordingly, the income capitalization approach was processed 
to develop an opinion of “prospective” market value of the 
leased fee estate. The Cost Approach was excluded due to 
lack of relevance. 
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SALES COMPARISON APPROACH 

Sales comparison approach is defined as, "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.”  

 

In the sales comparison approach, the value of a property is estimated by comparing it with similar, 

recently sold properties in the surrounding or competing area. Inherent in this approach is the 

principle of substitution, which holds that when a property is replaceable in the market, its value 

tends to be set by the cost of acquiring an equally desirable substitute property, assuming that no 

costly delay is encountered in making the substitution.  

 

The subject of this appraisal is a vacant site containing 28,094 SF (0.645 acre), which is 

presently part of a larger, 5.14-acre property improved with Rose Park Magnet Math and 

Science Middle School. The subject site is located on the north side of Edgehill Avenue roughly 

300 feet west of 9th Avenue South. The site features an irregular shape and level to sloping 

topography with 34 feet of street frontage on Edgehill Avenue. The site is situated between an 

embankment adjacent to basketball courts and a baseball field directly behind Rose Park Magnet 

Math and Science Middle School building structure, which significantly restricts 

development/use options. Considering the subject’s physical and legal restrictions, the highest 

and best use options include open space, ancillary parking, recreational, buffer yard, etc. which 

may enhance or preserve the adjacent school facility (civic purpose). The subject’s various 

restrictions and limitations significantly impact its marketability and development potential, so 

our investigation of the market focused on transactions of sites, which reflected similar legal and 

physical restrictions with similar limited marketability and development potential issues. Some of 

these detrimental issues affecting the comparable sales include site size, shape, easements, 

floodway, and floodplain. The comparable sales are described individually, as follows: 
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LAND SALE 1 

 
 
 
Location:  Creek Street, Nashville, Davidson County, Tennessee 
Map/Parcel:  105-04/321.00 
Grantor:  Susan Pritchard, Executor of the Estate of David Pritchard 
Grantee:  Jonathan Edward Sewell 
Date of Sale:  September 30, 2019 
Instrument No.: 20191011-0104367 
Price:   $11,750 
Zoning:   IWD; OV-FLD  
Size:   12,390 SF; 0.284 acre 
 
Unit Price:  $0.95/SF 
   $41,310/acre 
 
Comments: Located on the east side of Creek Street, between Hart Street and North Hill Street, 
south of Murfreesboro Pike, just southeast of downtown Nashville, Tennessee. The level, 
rectangular-shaped site has approximate dimensions of 70’x177’ and is wooded. This site is 
entirely located within a designated “Floodway” of Browns Creek, as depicted on FEMA Map Panel 
47037C0244H, effective date 4/5/2017.  
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LAND SALE 2 

 
 
 
Location:  2351 Elm Hill Pike, Nashville, Davidson County, Tennessee 
Map/Parcel:  95-15/39.00 
Grantor:  James H. Hillis, Jr. 
Grantee:  TLC Properties, Inc. 
Date of Sale:  May 1, 2019 
Instrument No.: 20190502-0041211 
Price:   $16,500 
Zoning:   CS; OV-AIR; OV-FLD  
Size:   36,228 SF; 0.832 acre 
 
Unit Price:  $0.46/SF 
   $19,839/acre 
 
Comments: Located on the south side of Elm Hill Pike, between McGavock Pike and Ermac Drive, 
east of Briley Parkway and north of Interstate 40, in the vicinity of the Nashville International 
Airport. The irregularly-shaped site has is partially wooded and is encumbered by multiple utility 
easements. It is pertinent to note that a leased billboard site is located on the property, to which the 
purchaser has no rights. This site is located within a designated “Floodway” and “100-year 
Floodplain” of Sims Branch, as depicted on FEMA Map Panel 47037C0268H, effective date 
4/5/2017.  
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LAND SALE 3 

 
 
 
Location:  1724 Villa Place, Nashville, Davidson County, Tennessee 
Map/Parcel:  104-12/299.00 
Grantor:  Brenda Humphrey, et al 
Grantee:  Todd Baldree 
Date of Sale:  October 6, 2017 
Instrument No.: 20171010-0104076 
Price:   $5,000 
Zoning:   RS-5; OV-UZO  
Size:   3,142 SF; 0.072 acre 
 
Unit Price:  $1.59/SF 
   $69,319/acre 
 
Comments: Located on the north side of Wedgewood Avenue, between Villa Place and 15th 
Avenue South, in the vicinity of Belmont University. The very narrow shape has an approximate 
depth of roughly 20 feet and +150 of frontage on Wedgewood Avenue. Due to the narrow shape 
and limited depth of the site, stand-alone development would not be possible.  
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LAND SALE 4 

 
 
 
Location:  1429 12th Avenue South, Nashville, Tennessee 
Map/Parcel:  105-05/540.00 
Grantor:  Harry G. Demetros, Jr. 
Grantee:  Gayle B. Demetros 
Date of Sale:  July 3, 2017 
Instrument No.: 20170720-0073633 
Price:   $3,300 
Zoning:   OR20; OV-UZO  
Size:   2,178 SF; 0.05 acre 
 
Unit Price:  $1.52/SF 
   $66,000/acre 
 
Comments: Located on the west side of 12th Avenue South, north of Wade Avenue, in the vicinity 
of Belmont University. The very narrow shape has approximate dimensions of 20’ x +165, adjacent 
to the Midtown Hills Police Precinct. Due to the narrow and limited depth of the site, a stand-alone 
development would not be possible.  
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LAND SALE 5 

 
 
 
Location:  Creek Street, Nashville, Davidson County, Tennessee 
Map/Parcel:  105-04/294.00 
Grantor:  Tracey Waller 
Grantee:  Jonathan Sewell 
Date of Sale:  June 22, 2017 
Instrument No.: 20170623-0063175 
Price:   $7,000 
Zoning:   IWD; OV-FLD 
Size:   5,663 SF; 0.13 acre 
 
Unit Price:  $1.24/SF 
   $53,844/acre 
 
Comments: Located on the west side of Creek Street, between Hart Street and North Hill Street, 
south of Murfreesboro Pike, just southeast of downtown Nashville, Tennessee in the vicinity of 
Trevecca Nazarene College. The level, rectangular-shaped site has approximate dimensions of 
30’x +176’ and is wooded. This site is roughly 50% within a designated “Floodway” and 50% within 
a 100-year Floodplain of Browns Creek, as depicted on FEMA Map Panel 47037C0244H, effective 
date 4/5/2017.  
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LAND SALE 6 

 
 
 
Location:  1234 Lewis Street, Nashville, Davidson County, Tennessee 
Map/Parcel:  105-04/274.00 
Grantor:  Qani Ismail 
Grantee:  Gizachew Tesfaye 
Date of Sale:  May 17, 2017 
Instrument No.: 20170518-0049615 
Price:   $5,000 
Zoning:   IWD; OV-FLD 
Size:   4,792 SF; 0.11 acre 
 
Unit Price:  $1.04/SF 
   $45,451/acre 
 
Comments: Located on the east side of Lewis Street, between North Hill Street and Hart Street 
south of Murfreesboro Pike, just southeast of downtown Nashville, Tennessee in close proximity to 
Trevecca Nazarene College. The level, rectangular-shaped site has approximate dimensions of 
28’x +200’ and is partially wooded. This site is entirely located within a designated “100-year 
Floodplain” of Browns Creek, as depicted on FEMA Map Panel 47037C0244H, effective date 
4/5/2017.  
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MAP OF COMPARABLE SALES 

 

 

 

No. Date Tax Map/Parcel Restriction Zone Sq. Ft. Acre Price Per SF

1 9/30/19 105-04/321.00 100% Floodway IWD 12,390 0.284 $11,750 $0.95

2 5/1/19 95-15/039.00 60% Floodway + Easements CS 36,228 0.832 $16,500 $0.46

3 10/6/17 104-12/299.00 Narrow width RS-5 3,142 0.072 $5,000 $1.59

4 7/3/17 105-05/540.00 Narrow width OR20 2,178 0.050 $3,300 $1.52

5 6/22/17 105-04/294.00 50% Floodway/50% Floodplain IWD 5,663 0.130 $7,000 $1.24

6 5/17/17 105-04/274.00 100% Floodplain IWD 4,792 0.110 $5,000 $1.04

10,732 0.246 $8,092 $1.13

5,228 0.120 $6,000 $1.14

SUMMARY OF COMPARABLE SALES 

Mean

Median

 

  

Subject Property
1025 9th Ave. South 

SALE 2 
$0.46/SF

SALE 4 
$1.52/SF 

SALE 3 
$1.59/SF 

SALE 6 
$1.04/SF

SALE 5 
$1.24/SF

SALE 1 
$0.95/SF
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Comparative Analysis  

In densely developed areas of Davidson County, the most widely accepted method of valuing 

commercial sites is on a price per square foot basis, which was the unit of measurement utilized in 

this analysis. As shown in the summary chart above, six (6) comparable sales were included in this 

analysis. All of the sales were selected due to their similarities to the subject, particularly with 

regards to the significant restrictions and development limitations encumbering the subject site. 

Overall, the six comparables were judged the most recent, relevant sales of sites in the market 

area, which exhibit physical and legal characteristics that significantly impact or eliminate 

altogether any stand-alone development potential. It is my opinion that these comparable sales are 

adequate and sufficient to provide a reasonable range from which to estimate the market value of 

the subject site. The sales ranged in unit price from $0.46/SF to $1.59/SF and produced mean and 

median indications of $1.13/SF and $1.14/SF, respectively.  

 

The sales were compared to the subject based on property rights conveyed, financing, sale 

conditions, market conditions, and physical characteristics. All of the prices for the transactions 

were verified by the affirmation included on the deeds of record. To the best of our knowledge, 

all the sales represented arms-length transactions, which included the fee simple estate 

property rights. All of the sales were cash to seller conveyances, whereby financing was not a 

factor in the sales price. Unless specifically discussed, we are not aware of any unusual sale 

conditions involved in any of the closed transactions, accordingly, no adjustments were 

necessary for any of these elements.  

 

All of the sales occurred over the past 30± months, with two closing within the past seven 

months. These six sales represent some of the most recent sales of tracts deemed similar to the 

subject. Significant investment throughout the Nashville area over the past several years has 

fueled rapid appreciation and current fundamentals are reflective of a strong real estate market. 

As most of the comparables transferred during similar rising market conditions, they are 

considered to provide a sufficient representation of current market conditions. Differences in 

sale dates do not justify quantitative adjustments, however, this factor will be considered on a 

qualitative basis. 

 

Regarding location, the subject property is within a 2-mile radius of Sales 1 and 3-6. Sales 3 and 4 

are the closest to the subject and are in close proximity to Belmont University and Music Row. 

Although Sales 1, 5, and 6 are less than 2 miles from the subject, their immediate neighborhood is 
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mostly light industrial in nature with a substantial portion affected by the floodway/floodplain along 

Brown’s Creek. These three sales are also in close proximity to Trevecca Nazerene College. Sale 

2 is located on the south side of Elm Hill Pike approximately 5 miles east north of Interstate 40 in 

the same vicinity of the Nashville International Airport. This area is primarily developed with 

commercial uses including office and lodging, as well as multi-family residential.  

 

Regarding zoning, size, shape, topography, and other physical characteristics, the subject is 

viewed as generally similar to the comparables, which are all severely restricted and exhibit 

significant impediments to structural development. A brief description of each sale comparable’s 

restrictions / limiting features are provided below.  

 

Sale 1 is 0.284-acre, rectangular, wooded, parcel with approximate dimensions of 70’x177’. This 

level site is zoned IWD and 100% within the Floodway of Brown’s Creek. Most structural 

development of any kind is prohibited within a Floodway.  

 

Sale 2 is 0.832-acre, irregularly-shaped, partially wooded site, which is encumbered by multiple 

utility easements traversing across the central portions of the property. Although the site is zoned 

CS and has visible frontage on the heavily traveled Elm Hill Pike, much of the street frontage is not 

accessible, as a guard rail is present along a portion of the right of way. It is also pertinent to note 

that a leased billboard site is located on the property, to which the purchaser has no rights. This 

site is also partially located within a designated “Floodway” and “100-year Floodplain” of Sims 

Branch, a local tributary. Any form of structural development on this parcel would be extremely 

difficult, as of the date of sale.  

 

Sale 3 is 0.072-acre (3,142 SF), rectangular parcel with a very narrow width of roughly 20 feet. 

Although the parcel is zoned RS-5 and fronts along Wedgewood Avenue, a main traffic arterial in 

the neighborhood, any type of stand-alone development would be impossible due to the narrow 

width and small lot size.  

 

Sale 4 is 0.05-acre (2,178 SF), rectangular parcel with a very narrow width of roughly 20 feet. This 

tract is zoned OR20 and adjoins the Belmont Village apartment complex (built 1957), which fronts 

on 12th Avenue South. However, due to the very narrow width and its small lot size, a stand-alone 

development would be not be possible. It is presently utilized as a fenced side yard/buffer area.  
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Sale 5 is 0.13-acre, relatively narrow, rectangular, wooded, tract with approximate dimensions of 

30’x176’. This level site is 50% within the Floodway and 50% within the 100-year Floodplain of 

Brown’s Creek, which severely restricts most types of structural development.  

 

Sale 6 is 0.11-acre, very narrow, rectangular, wooded, tract with approximate dimensions of 

28’x200’. This level site is 100% within the 100-year Floodplain of Brown’s Creek, which together 

with the narrow 28’ width, severely restricts most types of structural development.  

 

Conclusion of “Current Value” (aka “As Is” Market Value) 

In conclusion, the comparables included in this analysis provide a reasonable range from which to 

estimate the subject’s “current value” (“as is” market value). The sales ranged in unit price from 

$0.46/SF to $1.59/SF and produced mean and median indications of $1.13/SF and $1.14/SF, 

respectively. Having considered all pertinent physical characteristics as well as the legal 

restrictions and other limiting factors, it is our opinion that a unit value from the middle of the 

range, or approximately $1.00/SF to $1.25/SF is credible and appropriately ranks the subject 

relative to the comparables. The calculation of “current value” or “as is” market value, is as 

follows:  

 
LAND VALUE CALCULATION 

Size-SF  Price/SF  Market Value 

28,094  X $1.25 = $35,118 

28,094  X $1.00 = $28,094 

Reconciled To: $30,000 
 

“Current Value” / “As Is” Market Value Opinion 

Based upon our investigation, and subject to the general assumptions and limiting conditions as 

set forth in the report, it is our opinion that the “current” or “as is” market value of the subject’s 

fee simple estate, as of November 15, 2019, was:  

 

THIRTY THOUSAND DOLLARS 

$30,000 
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INCOME CAPITALIZATION APPROACH 
The Income Capitalization Approach is a "set of procedures through which an appraiser derives a 

value indication for an income-producing property by converting its anticipated benefits (cash flows 

and reversion) into property value. This conversion can be accomplished in two ways. One year's 

income expectancy can be capitalized at a market-derived capitalization rate or at a capitalization 

rate that reflects a specified income pattern, return on investment, and change in the value of the 

investment. Alternatively, the annual cash flows for the holding period and the reversion can be 

discounted at a specified yield rate."  (The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute)  

 

VALUATION OF GROUND-LEASE 
Proposed Improvements 

The proposed building will be constructed by Belmont, but owned entirely by MNPS. The 

improvements shall belong solely to MNPS, while all personal property and fixtures will belong to 

Belmont, as long as the fixtures can be removed without material damage to the building. Based 

on information provided by our client, the proposed structure includes a two-level building 

featuring a brick and EIFS exterior. The building has 80’x120’ dimensions and contains 

approximately 19,200 SF. Additional site improvements include a reinforced concrete retaining 

wall and a 17-space paved parking lot.  

 

The main floor (lower level) of the proposed building will be dedicated to the athletic development 

of student athletes from Belmont and MNPS, as well as for the recreational use of the community 

at large. This floor will house the batting practice areas, storage rooms, restrooms, and office 

space, which will be shared by Belmont, MNPS, and the community at large. This lobby and office 

component of the first floor will be centrally heated and cooled, while the batting cage area will be 

ventilated and have suspended space heaters.  The upper level space, which is ground level with 

the adjacent baseball fields and related facilities, will consist of locker room, athletic therapy and 

treatment, meetings and administrative space, which will not be open to the public. This upper 

level space will be entirely centrally heated and cooled.  

 

The terms of lease agreement also state that the building will be owned by MNPS and shared by 

MNPS, Returning Baseball to the Inner Cities (RBI), a nonprofit organization; and Belmont 

University. The building will provide athletic facilities for Belmont and educational opportunities for 

MNPS student athletes and children attending MNPS schools who participate in an after school 

program. Based on furnished information, MNPS has determined that the proposed structure and 

lease meet the needs of its student and meet the threshold for education use. Additionally, Metro 
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Planning staff has agreed that the proposed Community education use and associated facilities 

are appropriate within this policy area.  

 

Based on furnished lease information, the subject lot will be encumbered by a 50-year ground 

lease to Belmont University. Belmont University will be required to pay MNPS annual lease 

payments considered a “grant payment” of $35,000/year. It is pertinent to note that this “grant” 

payment could be decreased to $20,000/year, if Metro adopts an operating budget that includes 

funding for Saturday operating hours at one or more of Metro Parks neighborhood park 

community centers. Early termination rights are also included for both parties. However, for 

valuation purposes, we have assumed that the annual “grant” payment will remain at $35,000 for 

the duration of the 50-year lease term and no early lease termination will take place.  

 

As stipulated in the furnished Lease Agreement, it is the sole responsibility of Belmont to maintain 

and repair the improvements; pay all utilities expenses; provide required insurance, and indemnify 

MNPS and Metropolitan Government of Nashville from claims, damages, penalties, costs, and 

attorney fees arising from injuries or damages from Belmont’s use of the structure and/or the 

failure of Belmont, its officers, employees, and agents to observe applicable laws. Belmont also 

acknowledges that MNPS and Metro make no warranties about the safety, maintenance, or 

inspection of the site before, during or after construction of the improvements.  

 

The terms of the proposed ground lease will be considered in our valuation; consequently, the 

estimated “prospective” market value of the subject property includes the leased fee interest. In 

summary, the basic lease terms include $35,000 annual lease payment on an absolute, triple-net 

basis, for a 50-year duration.  

 

Accordingly, the income capitalization approach was considered the most appropriate method of 

valuation and was processed in this analysis. As this level of occupancy is representative of 

economic stabilization, the Direct Capitalization Technique is considered to be the appropriate 

method of valuation. 

 

Direct Capitalization: To process the Direct Capitalization Technique, comparable market data is 

used to determine a reasonable market rental rate for the subject property, and to test the 

reasonableness of the current contract rental rates. An investor would purchase the property based 

on an expected stabilized annual net operating income (NOI), before debt service, the subject 
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property could potentially generate.  In this method, a projected stabilized net operating income for 

a single year of operation is made, which is capitalized at an overall capitalization rate to produce 

an indication of market value.  

 

Tenant Analysis: According to information abstracted from various sources, Belmont 

University is a private Christian liberal arts university in Nashville, Tennessee. Although the 

university cut its ties with the Tennessee Baptist Convention in 2007, it continues to emphasize 

a Christian identity. Consistently recognized as a “Most Innovative” university, Belmont 

University draws more than 8,400 students who represent every state and more than 36 

countries. The campus sits on 93 acres that are located just two miles from downtown Nashville, 

Tennessee, a dynamic and vibrant hub for government, healthcare, music, tourism and more. A 

private, four-year university, Belmont brings together the best of liberal arts and professional 

education in a Christian community of learning and service. The University’s purpose is to help 

students explore their passions and develop their talents to meet the world’s needs. 

 

Belmont is among the fastest growing Christian universities in the nation with more than 8,400 

students. In the 2020 listing of America's Best Colleges from U.S. News & World Report, the 

University was praised as the best in the state and No. 17 in the country for its “unusually strong 

commitment to undergraduate teaching." Belmont was also recognized for the 12th year in a 

row for innovation as an institution and ranked seventh nationally for Learning Communities, 

among other accolades.  

 

For valuation purposes, Belmont University is considered to be an extremely low risk, high 

credit-worthy tenant with very little possibility for default on the terms of the proposed lease.  

 

As discussed, the lease agreement requires Belmont to pay an annual “grant” amount of 

$35,000 on an absolute, triple-net basis, which requires Belmont to pay all costs and expenses 

associated with the building and site. Based on the site size of 28,094 SF, the annual 

contractual rent equates to approximately $1.25/SF, NNN. To test the reasonableness of the 

subject’s proposed contract rent, we surveyed the ground rental rates presently being 

commanded at other commercial facilities in the area. A summary description was provided to 

maintain confidentiality.  
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No. Term Size SF Lease Rent/SF/YR
1 15 Years 49,632 NNN $1.57

2 20 Years 41,382 NNN $1.90

3 20 Years 49,223 NNN $2.10

4 15 Years 36,154 NNN $2.35

5 20 Years 72,876 NNN $1.17

6 20 Years 38,768 NNN $2.06

7 20 Years 74,052 NNN $2.25

8 20 Years 46,831 NNN $2.37
Min. $1.17
Max. $2.37
Mean $1.97
Median $2.08

SUMMARY OF COMPARABLE GROUND LEASES

 
 

Market Rent Analysis 

The properties shown above provide a sampling of various commercial ground leases located in 

Nashville area and the southeast region of the United States. All rents were structured on an 

absolute triple-net basis whereby the tenant is responsible for all operating expenses associated 

with the property in addition to base rent. The annual rents ranged from $1.17 to $2.37 per 

square foot of land area with mean and median indications of $1.97/SF and $2.08/SF, 

respectively. The subject’s current annual rent is $35,000 or $1.25/SF/YR based on the total 

land area of 28,094 SF. The subject’s initial lease term is 50 years, while the comparables initial 

lease terms range from 15 to 20 years. The length of the lease term does not appear to be a 

factor affecting rent, as all of the comparable leases include periodic rent escalations and 

renewal options. Rent escalations and renewal options varied.  

 

Market Rent Conclusion 

In summary, the comparables included in this analysis provide a good indication of current 

rental rates for ground leased commercial properties in the area and region. As stated, the 

subject’s annual rental rates of $1.25/SF is below the average, but bracketed by the range. With 

all of the unique factors related to the subject lease considered, the existing contract rent is 

considered to be reflective of current market rent and will be used in this analysis for valuation 

purposes. Since ground leased sites typically exchanged in the market primarily include 

absolute, triple-net lease agreements, which are leased to long-term, good credit tenants, 

buyers and sellers of this type of property do not deduct vacancy or expenses to derive an NOI 

used for price calculation as all risk is reflected in the cap rate.  Accordingly, the subject’s 
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annual contract rent of $35,000 is also the projected effective gross income and net operating 

income.   

 

Land Capitalization Rate 

Land capitalization rate (RL) is defined as, “the rate used to convert land income into an 

indication of land value; the ratio of land income to land value.”  As previously discussed, the 

estimated net operating income is divided by an appropriate land capitalization rate (RL) to 

produce a value indication.  The best method of selecting a land capitalization rate is from 

available market data. The summary chart below includes sales of various commercial ground 

leases, all of which are located in the southeastern U.S. and sold in the past few years, or are in 

contract to sell.  

 

 

As shown in the preceding table, overall rates reflected by the various commercial ground lease 

transactions range from 5.28% to 7.00%, with an average of 6.25%.  

 

To provide additional support for an appropriate capitalization rate, we have researched national 

publications which track sales of commercial properties throughout the United States.  The 2nd  

Quarter 2019 PwC Real Estate Investor Survey reports a range of “going-in” capitalization rates 

of 5.00% to 8.50% with an average of 6.60% for the National Net Lease Market.  The overall 

cap rate average reflects a decline of 17 basis points from the previous quarter average rate of 

6.77%. By loading the average cap rates by the average spread between Institutional-grade and 

non-institutional grade properties (134 basis points) the averages for 1st and 2nd Quarter 2019 

become 7.94% to 8.11%. Please note that Land Capitalization rates are typically lower than 

overall capitalization rates.  

 

Overall, the subject site is well located along Edgehill Avenue in an area experiencing 

substantial new development. The leasehold improvements will be new upon lease 

commencement, and rent is collected on an absolute triple-net basis. However, the subject 

No. Sale Price Term RL

1 $2,500,000 20 Years 5.28%

2 $2,400,000 20 Years 6.25%

3 $4,200,000 50 Years 6.31%

4 $967,857 10 Years 7.00%

5 $1,667,000 25 Years 6.00%

6 $1,250,000 20 Years 6.68%

Average: 6.25%
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property is very unique in its special-purpose leasehold improvements, as well as its location 

adjoining a public school, and the long-term lease agreement between a university and a local 

municipality. Taking into consideration all of these non-typical factors, we believe a land 

capitalization rate from the upper end of the range, or approximately 7.00% is considered 

reasonable and appropriate. By applying this overall rate to the estimated net operating income 

of $35,000, the “prospective” market value of the subject site, as of September 1, 2020, is 

estimated as follows.  

 
NOI  RL  Market Value 

$35,000 ÷ 7.0% = $500,000 
 

 

“PROSPECTIVE VALUE” 

“AS LEASED” MARKET VALUE OPINION OF LEASED FEE ESTATE 

Based upon our investigation, and subject to the general assumptions and limiting conditions as 

set forth in the report, it is our opinion that the “prospective” market value of the subject’s leased 

fee estate, as of September 1, 2020, will be:  

 

FIVE HUNDRED THOUSAND DOLLARS 

$500,000 

 

 

ESTIMATE OF MARKETING TIME & EXPOSURE TIME 

Marketing time is defined as, “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.”  Based on discussions with local brokers 

and considering the current firm market conditions found throughout the Nashville area, the 

marketing time is estimated to be twelve months.  

 

Exposure time is defined as, “the estimated length of time that 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.” (USPAP, 2018-2019 ed.)  Considering the 

level of activity experienced by the local market area over the past several months, a reasonable 

exposure time is estimated to be twelve months.   
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CERTIFICATION OF THE APPRAISER 

I certify that, to the best of our knowledge and belief... 
 
1. The statements of fact contained in this report are true and correct. 

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

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

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

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

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

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

8. The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 

9. Eric Boozer made a personal inspection of the property that is the subject of this report. 

10. No one provided significant real property appraisal assistance to the person signing this report.  

11. As of the date of this report, I, Eric L. Boozer, have completed the requirements of the continuing 
education program for Designated Members of the Appraisal Institute. 

12. Eric L. Boozer hereby certifies that he is a Tennessee State Certified General Real Estate 
Appraiser and his certificate number is CG-389. 

13. This appraisal assignment was not made, nor was the appraisal rendered on the basis of a 
requested minimum valuation, specific valuation, or an amount, which would result in the 
approval of a loan. 

14. I have not appraised this property in the three years prior to accepting this assignment. I have 
performed no other services in any other capacity, regarding the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this assignment 

15. The appraisal is in conformity with Uniform Standards of Professional Appraisal Practice. 

16. This report was prepared in accordance with Title XI of FIRREA and any implementing 
regulations as requested by the Engagement Letter. 

 

 
Eric L. Boozer, MAI, CCIM   
State Certified General Real Estate Appraiser, CG-389  
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

This Appraisal Report and resulting opinions of value, made expressly for Mr. Doug Sloan, Attorney with Bone 
McAllester Norton, PLLC, is subject to the following assumptions and limiting conditions: 
 
1. The forecasts, projections, or operating estimates contained herein are based upon current market 

conditions, anticipated short-term supply and demand factors, and a continued stable economy. 
Therefore, these forecasts are subject to changes in future conditions. Value estimates in this appraisal 
report are stated in United States currency as of the date of appraisal. 

 
2. No responsibility is assumed for the legal description or for matters including legal or title considerations. 

Title to the property is assumed to be good and marketable and in Fee Simple, unless otherwise stated in 
the report. 

 
3. The property is appraised free and clear of all existing liens and encumbrances, including deed 

restrictions and developers agreements, unless otherwise stated in this appraisal report. 
 
4. Information furnished by others is believed to be true, correct, and reliable. A reasonable effort has been 

made to verify such information; however, no responsibility for its accuracy is assumed by the 
appraiser(s). 

 
5. Maps, plats, and exhibits included in this appraisal report are for illustration only, as an aid in visualizing 

matters discussed within the report. They should not be considered as surveys or relied upon for any 
other purpose. The appraiser(s) has not made a survey of the property, and no responsibility is assumed 
in connection with such matters. 

 
6. The physical condition of the improvements described herein was based on a visual, walk-through 

inspection. No liability is assumed for the soundness of structural members, building components, 
mechanical equipment, plumbing, or electrical components as no professional tests were made of the 
same. The appraiser(s) assumes that no hidden or unapparent conditions of the property, subsoil, or 
structures exist, which would render the property more or less valuable. The appraiser(s) assumes no 
responsibility for such conditions, or for engineering which might be required to discover such factors. 
The appraiser(s) recommends that the client obtain an opinion from a competent engineering firm. 

 
7. It is assumed that there is full compliance with all applicable federal, state, and local environmental 

regulations and laws unless noncompliance is stated, defined, and considered in this appraisal report. 
 
8. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, 

unless a nonconformity has been stated, defined, and considered in this appraisal report. 
 
9. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or 

administrative authority from any local, state, or national government or private entity or organization 
have been or can be obtained or renewed for any use on which the value estimate(s) contain in this 
report is based. 

 
10. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of 

the property described and that no encroachment or trespass exists, unless noted in this appraisal report. 
 
11. Value estimates in this appraisal report apply only to the entire property, and cannot be prorated to 

individual portions or fractional interests. Any proration or division of interest will invalidate the value 
estimate(s), unless such proration or division of interests is set forth in this appraisal report. 

 
12. The appraiser(s) is not required to give testimony or attendance in court by reason of this appraisal, with 

reference to the property in question, unless arrangements have been made previously therefore. The 
fee charged for this appraisal does not include payment for court testimony or for further consultation. 

 
13. Unless otherwise stated in this appraisal report, the appraiser(s) did not observe the existence of 

hazardous material, which may or may not be present on the property. The appraiser(s) has no 
knowledge of the existence of such materials on or in the property. The appraiser(s), however, is not 
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qualified to detect such substances. The presence of substances such as asbestos, urea-formaldehyde 
foam insulation, or other potentially hazardous materials may affect the value of the property. Value 
estimates within this appraisal report are predicated on the assumption that there is no such material on 
or in the property, that would cause a loss in value. No responsibility is assumed for any expertise or 
engineering knowledge required to discover them. The appraiser(s) recommends that appropriate 
experts be retained to investigate and determine to what extent, if any, such substances are present and 
what risks, if any, are involved. 

 
14. The determination concluded in this appraisal, as to whether or not the subject property is located within 

a Flood Hazard Zone, is based solely on an inspection of available Flood Insurance Rate Map(s) (FIRM) 
which are distributed by the National Flood Insurance Program (NFIP). The NFIP maps represent the 
most recent revisions available after reasonable investigations. Although these maps are the basis for 
flood hazard determination, the map scale is typically not adequate for accurate comparisons with other 
maps and/or surveys. Therefore, the determination presented herein regarding location of the subject 
property outside or within a flood hazard zone should not be construed as a guarantee or certification. 
Certification of this can only be provided by a qualified engineer and/or surveyor. If there is any possibility 
that the subject is within an identified flood hazard zone, we recommend that the property should be 
covered by adequate flood insurance. 

 
15. Unless otherwise noted in this appraisal report, no consideration in the valuation process has been given 

to subsurface rights (minerals, oil, water, etc.) that may be found on the subject property. 
 
16. Any proposed or incomplete improvements included in this appraisal report are assumed to be completed 

in accordance with approved plans and specifications and in a workmanlike manner. 
 
17. The appraiser(s) reserves the right to alter opinions of value contained in this appraisal report on the 

basis of information withheld or not discovered in the normal course of a diligent investigation. 
 
18. The Americans With Disability Act (ADA) became effective July 26, 1992. The appraiser has not made a 

specific compliance survey and analysis of this property to determine whether or not it is in conformity 
with the various detailed requirements of the ADA. It is possible that a compliance survey of the property 
together with a detailed analysis would reveal the need for renovations to comply with that statute. Such 
a requirement could have an adverse impact on the market value of the property. Because the appraiser 
has no direct evidence relating to this issue, the appraiser did not consider possible noncompliance with 
the requirements of the ADA in this report. 
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QUALIFICATIONS OF ERIC L. BOOZER, MAI, CCIM 

EDUCATION 
Jacksonville State University: Bachelor of Science Degree - 1985 
 
Courses & Seminars: 
Real Estate Appraisal Principles   Case Studies in Real Estate Valuation 
Basic Valuation Procedures   Report Writing and Valuation Analysis 
Capitalization Theory and Techniques A  Standards of Professional Practice A  
Capitalization Theory and Techniques B  Standards of Professional Practice B  
Analyzing Operating Expenses   Data Confirmation and Verification Methods 
Small Hotel/Motel Valuation   The Internet and Appraising 
Advanced Income Capitalization   Appraisal of Local Retail Properties 
Evaluation of Commercial Construction  Evaluation of Residential Construction 
Analyzing Commercial Lease Clauses  Effective Appraisal Writing 
Analyzing Distressed Real Estate  GIS Applications for RE Appraisal 
Data Verification Methods   Fundamentals of Going Concerns 
USPAP & USPAP Update Courses  Business Practice and Ethics 
Contract or Effective Rent   Practical Highest and Best Use 
General Review Theory    Commercial Appraisal Engagement/Review 
Conservation Easements (ASFMRA)  Litigation Appraising 
Understanding Conservation Easements  Uniform Standards for Federal Land Acquisitions  
Valuation of Conservation Easements  Conservation Easements (ASFMRA) 
 
EXPERIENCE 
1996-Present:   President, BOOZER & COMPANY, P.C., a real estate appraisal and consulting firm 

specializing in the valuation of commercial, industrial, and residential properties. 
1991-1995: Real Estate Appraiser   - Norman Hall & Associates 
1990-1991: Real Estate Appraiser   - Richard Banks & Associates  
1987-1990: Real Estate Appraiser   - Tennessee Valley Authority  
 
Provided testimony in Federal, Chancery, Circuit courts, as expert witness in real estate valuation. 
 
PROPERTY TYPES APPRAISED 
• Apartments   • Office    • Shopping Centers 
• Manufacturing   • Office/warehouse  • Distribution centers 
• Restaurants   • Churches   • Automobile dealerships 
• Subdivision   • Mixed-Use   • Timberland/rural land/farms 
• Parking Garage  • Residential Condo  • Elderly housing facilities 
• Hotel/motel   • Self-storage   • Office Condominiums 
 
Other experience includes consulting, investment analysis, feasibility studies, market analysis, site 
selection, tax assessment advice, litigation consulting, condemnation, and the valuation of easements, 
encroachments, estates, partial interests, and diminution. 
 
PROFESSIONAL AFFILIATIONS 
Member Appraisal Institute (MAI)  Certificate No. 10671 
State Chapter No. 37 - 1995 MAI Candidate Liaison 
Chapter Nominating Committee – 1996, 1999 
Young Advisory Council, Washington D.C. - 1996 
Chapter Board of Directors - 1997, 1998, 1999, 2017, 2018, 2019 
General Associates Guidance Chair - 1997, 1998 
Tennessee State Certified General Real Estate Appraiser - License Number CG-389 
Real Estate Broker - State of Tennessee - License Number 00237573 
Member of Greater Nashville Association of Realtors® 
Certified Commercial Investment Member (CCIM)  
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Northerly View of Subject from Edgehill Avenue 

 
 

 
Westerly View of Subject from 12th Avenue South 
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Front View of Subject Site 

 
 

 
Front View of Subject Site  
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Southeasterly View of Subject Site from northern border 

 
 

 
Southerly view along western border of Subject Site 
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