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Christian P. Kaila & Associates 
Real Estate Consultants 

6320 Five Mile Centre Park, Suite 323 
                      Fredericksburg, Virginia 22407 

    Phone: (540) 786-2198 - Fax: (540) 786-9652 
Email:   kaila@bestappraisal.com 

 

May 16, 2023 
 

Bea Phelps 
Mendleson Development Co., LLC 
bea@mendlesonhomes.com 
 

RE: Proposed Stonecliff Subdivision (8) Single Family Lots, 3.688 Acres  
 The Plains, Virginia  
 Parcel I.D. # 6999-18-3699 
 

As requested, we have conducted the required investigations, gathered the necessary 
data, and made certain analyses that have enabled us to form an opinion of the market 
value of the fee simple interest in the above-referenced property.   
 

The subject of this report is a 3.688-acre parcel of undeveloped land in the Town of The 
Plains which has preliminary subdivision plan approval to develop an (8) lot, single-
family residential subdivision utilizing public water and sewer with storm water 
management on site. Approval of the construction plan and final subdivision plat still 
remain before the subject has full subdivision entitlements.  
 
The value opinions reported are for real estate only and do not include any tangible or 
intangible personal property or business interest. A report of our findings, analyses 
and conclusions is attached. This transmittal letter is incorporated with and made a 
part of the attached appraisal report and is not intended to be used separately.  
 
The value opinions stated in this transmittal letter are invalid without the 
accompanying report. This report has been prepared in conformance with applicable 
sections of the Uniform Standards of Professional Appraisal Practice. (USPAP) and 
meets the requirements of (FIRREA), the Interagency Appraisal and Evaluation 
Guidelines.  
  

mailto:kaila@bestappraisal.com
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Based on our inspection, investigation, and analysis, and subject to the assumptions and 
limiting conditions, hypothetical condition and extraordinary assumption stated within 
the report, it is the appraisers’ opinion that the “As Is” market value of the subject’s 
fee simple interest, as of May 9, 2023, is as follows: 
 

$850,000 
 

And it is the appraisers’ opinion that the Prospective Market Value “Upon 
Completion” of the subject’s fee simple interest as of September 9, 2023 (4 months 
from the date of inspection) is expected to be: 
 

$1,150,000 
 
 

Respectfully submitted, 

     
Christian P. Kaila, MAI, SRA    Phyllis A. Vest  
Appraiser      Staff Associate 
Certified General Real Estate Appraiser  
License Number 4001 000099 
  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         4 

 

PHOTOGRAPHS OF SUBJECT 
 

 
LOCATION IN THE TOWN OF THE PLAINS 

  
PARCEL I.D. # 6999-18-3699 

  
          HOPEWELL ROAD FRONTAGE      MOSBY STREET FRONTAGE 
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ADDITIONAL VIEW ALONG MOSBY STREET 

 
SUBDIVISION LAYOUT DRAWN BY FAIRBANKS & FRANKLIN (04-14-2023) 
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RESTRICTED APPRAISAL REPORT: This is a Restricted Appraisal Report which is 
intended to comply with the reporting requirements set forth under Standards Rule 2-
2(b) of the Uniform Standards of Professional Appraisal Practice for a Restricted 
Appraisal Report.  As such, it does not present discussions of the data, reasoning, and 
analyses that were used in the appraisal process to develop the appraiser's opinion of 
value.  Supporting documentation concerning the data, reasoning, and analyses is 
retained in the appraiser's file. The depth of discussion contained in the report is specific 
to the needs of the client and for the intended use stated below.  The appraiser is not 
responsible for unauthorized use of this report. 
 
CLIENT:  Bea Phelps 

Mendleson Development Co., LLC 
bea@mendlesonhomes.com 

 
APPRAISER: Christian P. Kaila, MAI, SRA 
   Certified General Real Estate Appraiser 
   License Number 4001 000099 
 
SUBJECT:  Proposed Stonecliff Subdivision, 3.688 Acres 
   8 Single Family Lots  
   The Plains, Virginia 
   Tax Map Parcel# 6999-18-3699 
 

INTENDED USE AND USER OF REPORT:  This appraisal is intended to assist the user, 
Mendleson Development Company, LLC, in estimating the market value of the subject 
property for possible sale negotiations. 
 

USE RESTRICTION: The use of this report is limited to the client.  The appraiser’s 
opinions and conclusions set forth in the report may not be understood properly 
without additional information in the appraiser’s work file. 
 

PURPOSE OF THE ASSIGNMENT: To develop an opinion of the market value as 
defined by 12 CFR 34.42.  
 

INTEREST VALUED: Fee Simple  
 

EFFECTIVE DATE OF VALUE “AS IS”: May 9, 2023 
 

EFFECTIVE DATE OF VALUE “UPON COMPLETION”: September 9, 2023 (4 months 
from date of inspection on May 9, 2023). 
 

DATE OF REPORT:  May 16, 2023 
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Extraordinary Assumption: An Extraordinary Assumption is an assignment specific 
assumption as of the effective date regarding uncertain information used in an 
analysis, which if found to be false, could alter the appraiser’s opinions or conclusions. 
This appraisal is based on the following extraordinary assumptions. 
 
▶ The appraisal is based on the extraordinary assumption that public utilities would 

be available to the proposed subject lots at no additional fees. Information provided 
by the borrower indicates that (8) tap fees have been paid @ $26,000 per lot for a 
total of $208,000.  

 
Hypothetical Condition: A Hypothetical Condition is 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. 
 

▶ The Prospective Market Value “Upon Completion” is based on the hypothetical 
condition of final approval and recordation of the subdivision plat and the 
completion of the proposed subdivision infrastructure as described within the 
report.  

 
 

REAL ESTATE ASSESSMENT AND TAXES: The subject of this report is identified in 
Fauquier County’s tax records as tax parcel 6999-18-3699 and has a total tax 
assessment of $257,500 according to Fauquier County public records. Property 
owners in the Town of The Plains pay County & Town Taxes. 
 

Fauquier County’s current tax rate is $.903 per $100 assessed value (includes base 
rate ($0.758), Fire & Rescue Levy ($0.140) & Conservation Easement Fund ($0.005).   
 

Town of The Plains current tax rate is $0.04 per $100 assessed value. 
 

Total property tax rate is:  $ 
 

Tax Burden for Fauquier County and the Town of The Plains: 
 

$257,500 x $0.943 =   $2,428  
          $100 

 
The annual property tax is $2,428. Since the Subject 8 lots will be subdivided out of 
Parcel I.D. #6999-18-3699, it is the appraiser’s opinion that $1,214 which is half of the 
annual tax will be utilized in DCF because the absorption is one year. It is assumed the 
lots will be sold before the individual lots are assessed. 
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SCOPE OF WORK:  The Scope of Work rules in the revised USPAP acknowledges that 
appraisers have broad flexibility and significant responsibility in determining the 
scope of work. This Restricted Appraisal Report sets forth only the appraisers’ 
conclusions.  Supporting documentation is retained in the appraisers’ files. In 
preparing this appraisal, the appraiser: 
 
• Inspected the subject site of 3.688 acres (as shown in site plan) identified as 

Parcel I.D. # 6999-18-3699 located in the town limits of The Plains in Fauquier 
County, Virginia.  The appraiser was unaccompanied by the owner or any agent of 
the owner during the inspection on May 9, 2023. 
 

• Interviewed Bea Phelps, with Mendleson Development Company, LLC concerning 
the subject property and status of the construction plan. Reviewed updated (as of 
04-14-2023) preliminary construction plans with a small revision submitted May 
9, 2023 (additional drainage easement) by Fairbanks & Franklin. According to the 
construction plan site information, the overall site consists of 3.688 acres versus 
the public record which shows 3.9537 acres. The site size of 3.688 acres drawn by 
Fairbanks & Franklin Civil Engineering and Land Planning is considered to be 
more reliable and is utilized in this report.  

 

• Interviewed David L Henderson, Engineer with Fairbanks & Franklin concerning 
the subdivision plans and status of approvals. Interviewed representatives Kim 
and C.K. with the Fauquier County water/sewer service authority who confirmed 
that the water/sewer tap fees have been paid. 

 

• Reviewed the projected estimated constructed plan costs by Fairbanks & Franklin 
as of May 19, 2022, for the development of the subject’s raw lots were provided 
and equate to $255,207.30.  

 

• Reviewed the current public records and a previous appraisal concerning the 
subject property performed in 2014 by Christian P. Kaila & Associates. Obtained 
tax, zoning, and property information from town/county records. Obtained flood 
zone information from the FEMA website. 

 

• Interviewed the Zoning Administrator for the Town of The Plains, Bruce Reese, 
and also representatives with Fauquier County to determine the subject’s current 
zoning and development entitlements, and to determine past and current 
development patterns in the Town of The Plains and surrounding neighborhood. 
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• Gathered and confirmed information on comparable finished lot sales, and 

discount rates from the subject’s market area.  
 
• Gathered and analyzed data on the past and current market conditions for 

residential properties in the subject’s market area to form an opinion of the 
subject’s highest and best use and to forecast the likely absorption rate for the 
subject’s proposed single-family lots upon completion of the proposed subdivision 
infrastructure.   

 
• Applied the Sales Comparison Approach in order to provide an indication of the 

average market value for the subjects (8), proposed, finished single-family 
residential lots as individual lots.  

 

• Utilized the indicated average market value of the subject’s finished lots 
previously estimated by the Sales Comparison Approach and applied the Cost of 
Development Approach (Income Approach) to arrive at an indication of market 
value for the subject “As Is” and “Upon Completion” of the subject’s proposed 
subdivision infrastructure.  A Discounted Cash Flow (DCF) was used to estimate 
these values by the Cost of Development Approach. 

 

• The Scope of Work performed is sufficient to develop credible assignment results. 
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HISTORY OF SUBJECT PROPERTY AND REAL ESTATE APPRAISED 
 

The subject property is identified as Parcel I.D. #6999-18-3699 and consists of 3.688 
acres of R2-Residential zoned land. The current owner is The Plains Mendleson, LLC. 
The property was conveyed to the owner by deed dated December 14, 2005 from 
Dunn Brothers, Inc. Profit Sharing Plan for consideration of $1,400,000 (Book 1200, 
page 1072).  The previous owners, Dunn Brothers Profit Sharing Plan, purchased the 
property on August 23, 2002 for $110,000.  
 

Construction Plans have been drafted and updated (latest provided dated April 14, 
2023 with small revision dated/submitted May 9, 2023), but have not received final 
approval as of the inspection date. The projected estimated construction plan costs 
by Fairbanks & Franklin as of May 19, 2022, for the development of the subject’s raw 
lots were provided and equate to $255,207.30. The Fauquier County Water and Sewer 
Authority has verbally approved the proposed public water and sewer plan for the 
proposed lots but final approval signatures have not been signed off as of the 
inspection date. Tap fees for (8) lots have been paid that equate to a total of $208,000. 
According to information provided via Town representatives and from the owner, 
there are no more public water/sewer taps available with the Town limits. 
 

The last known listings of the subject property is as follows: 
 

MLS # 
Year 

Listed 
List Price DOM/CDOM 

Comments and/or 
Agent Remarks on 

listings 
FQ7766359 2012 $549,900 705 As (9) Platted Lots 
FQ7766363 2012 $999,000 333 As (9) Finished Lots 

1007182026 
08-11-2016 

Expired 
08-30-2016 

$649,900 386/386 
As (9) lots, site plan 
approved (tap fees paid) 

VAFQ167096 
09-03-2020 

Cancelled 
03-03-2021 

$950,000 94/94 

(8) Lots, Plat Approved, 
Preliminary Plan 
Review, raw land, site 
Plan Approved. 

 
According to the owners, there is an interested party that has verbally offered 
$1,000,000. There is currently no contract for purchase at the time of the writing of 
this report. The appraiser is not aware of any other sales activity, listings or offerings 
in the last three years.   
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SITE ANALYSIS: The subject property consists of approximately 3.9537 acres located 
in the Town of The Plains, Virginia.  The subject property is identified as follows:  
 

Parcel I.D. #   Size (Acres)    Addresses 
   6999-18-3699          3.688    None Assigned 

 
The subject property is currently raw land which is in the process of being subdivided.  
According to the latest Construction Plan dated 04-14-2023 by Fairbanks & Franklin 
Civil Engineering & Land Planning, the subject will be subdivided into 8 single-family 
lots with a Stormwater Management Pond on-site.   
 
Topography and Flood Plain/Soil Conditions:  
The subject 3.688 acres is irregular in shape and 
has sloping terrain. The subject’s elevations slope 
from a high point of approximately 660 feet on the 
back, northeastern corner of the property to the 
lowest point of approximately 602 feet at the front 
southwest corner of the property along Hopewell 
Road. Generally, the property slopes upward at a 
moderate slope from the front of the property 
along Hopewell Road to the back of the property 
along Mosby Street. Further, the subject has approximately 608 feet of frontage along 
Hopewell Road. According to the Flood Insurance Map Community Panel Number 
51061C0210C, dated February 6, 2008, the subject is not located in a flood zone. No 
boring or engineering studies have been made especially for the purpose of this 
report. For purposes of this analysis, it is assumed that the soils on each of the subject 
lots have the bearing capacity to house a single family detached unit.   
 
Utilities/Easements: Public water is located along the back property line and a short 
distance west of the subject along Hopewell Road. Public sewer is onsite along the 
back property line; however, in this location it is at a higher elevation than the subject 
lots (requires force main with grinder pumps for each lot).  Miscellaneous utility 
easements exist; however, they are considered to be of negligible influence relative 
to development of the site. No other adverse easements or encroachments were noted 
by inspection. 

  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         12 

 

 
Zoning/Hazardous Substance Contamination:  The subject is zoned R-2, 
Residential.  The zoning allows residential single-family homes on lots with a density 
of 2.9 dwelling units per acre. The existence of hazardous material on the site was not 
observed by the appraiser. Note, however, that the appraiser is not qualified to detect 
such substances.  If there are concerns, the client is urged to obtain an expert in the 
field. For the purpose of this appraisal, it is assumed that no hazardous substances 
are located on or in the property. 
 
Summary: In conclusion, the subject property contains 3.688 acres (according to 
plans provided) of R-2 zoned land which has preliminary subdivision plan approval 
for an (8) lot, detached single-family, residential subdivision. The property slopes 
upward from Hopewell Road at a moderate slope toward the back of the property and 
public water and sewer are on site or a short distance away. 
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Summary of Proposed Infrastructure Improvements:   
 
♦ The construction plan provided shows the proposed lots average 17,875 SF in 

size and range from 15,005 SF to 34,455 SF. 
 

Lot Lot Size SF Lot Size/Acres 
1 15,018 .3448 
2 15,010 .3446 
3 15,024 .3449 
4 34,455 .7909 
5 18,475 .4241 
6 15,010 .3446 
7 15,005 .3445 
8 15,006 .3445 

Average Lot Size 17,875 SF .4104 Avg. Lot Size 
 

♦ (4) of the proposed lots will be accessed directly from Hopewell Road (State-
maintained roadway) and the (4) remaining lots at the rear are to be accessed 
via Mosby Street (20’ paved right-of-way, not maintained by VDOT).  

 
♦ Subdivision Stormwater Management will be handled by a stormwater 

retention pond as shown on the site plan. This was formerly a 9th proposed lot 
when the lots were planned to have individual bio-retention on each lot, 
however, the updated, most recent plans do not require bio-retention on each 
lot because there will be (1) stormwater management pond for the (8) lot 
subdivision. 

 
♦ Each lot will be served by public water which is available a short distance west 

of the subject along Hopewell Road. The developer will have to extend the 
water line to the subject, but construction plans for this extension have already 
been approved by the Fauquier County Water and Sewer Authority and 
water/sewer tap fees for the proposed (8) lots have been paid.   

 
♦ The sewer system servicing the proposed lots will be a forced main, requiring 

a grinder pump for each house. All public water and sewer tap fees for the 
subject proposed lots have been paid according to information provided by the 
owner and the county. This appraisal is based on the extraordinary assumption 
that public utilities would be available to the proposed subject lots at no 
additional fees. 
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HIGHEST AND BEST USE 
 
Highest and Best Use as Though Vacant:  Single Family Homes  
 
Highest and Best Use as Improved:   Single Family Homes 
 
VALUATION: The owner has completed sufficient engineering work to determine the 
subject would support an 8 lot, detached single-family, subdivision with on-site 
stormwater management.  
 
Reliable estimates of governmental approval timeframes, subdivision infrastructure 
construction timeframes, subdivision development costs, individual lot values, lot 
absorption rates, expenses associated with holding and selling the finished lots, and 
discount rates appropriate for properties similar to the subject are available from the 
market. Also, the client has provided the projected costs schedule for the subdivision 
development costs.  Therefore, the income approach (discounted cash flow analysis) 
would produce a creditable indication of market value for the subject both “As Is” and 
“Upon Completion” of the proposed subdivision.  
 

The appraiser is unaware of bulk subdivision sales of properties similar to the 
subject; therefore, the sales comparison approach would not provide a creditable 
indication of value for the entire subject property as improved and was not 
developed. However, the sales comparison approach was utilized to provide an 
indication of value for the subject’s individual finished lots to be utilized in the income 
approach. Because the subject will not be improved with buildings, the cost approach 
is not applicable and was not developed.  
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Sales Comparison Approach: 
 

Analysis of Proposed Single-Family Residential Lots: In order to form an opinion of the 
average market value for the subject’s proposed, finished single-family residential lots, 
comparable lot sales were considered from Fauquier County.  The average lot size for the (8) 
lots is .4104-acres or 17,875 SF. The following sales provide support for the average market 
value of the subject’s proposed single-family lots to be utilized later in the Cost of 
Development Approach to provide an indication of market value for the subject “As Is” and 
“Upon Completion” of the proposed subdivision infrastructure. An overall qualitative ranking 
has been estimated based on location, size, zoning, utilities, and other physical characteristics.  
 

COMP LOCATION SALE DATE PRICE LOT SIZE 
OVERALL 

QUALITATIVE 
RANKING 

1 
Cedar Mill Subdivision 
4055 Oakland Drive 
Warrenton VA (Fauquier Co.) 

11-22-2022 $265,000 1.02 Ac. Superior 

2 
7456 Keith Road 
Warrenton VA (Fauquier Co.) 

10-07-2022 $120,000 1.00 Ac. Inferior 

3 
9207 Patrick Street 
Upperville, VA (Fauquier Co.) 

08-01-2022 $149,900 .58 Ac. Similar 

4 
Crestview Estate Subdivision 
620 Evans Avenue 
Warrenton, VA (Fauquier Co.) 

05-10-2022 $240,000 .69 Ac. Superior 

5 
4125 Halfway Road 
The Plains, VA (Fauquier Co.) 

04-21-2021 $152,500 .92 Ac. Similar 

 

Comparable 1: Superior location just outside the Town of Warrenton and larger lot size. 
Comparable 2:  Superior location just off James Madison Highway and near to the Town of 
Warrenton and superior lot size, inferior physical characteristics and utilities (well/septic). 
Comparable 3: Superior location off John Mosby Highway (Route 50-main arterial roadway), 
superior physical characteristics and inferior utilities. Comparable 4: Highly superior 
location in the Town of Warrenton, superior lot size and physical characteristics. 
Comparable 5: Superior lot size and superior physical characteristics (including 
pastoral/mountain views) and inferior utilities. 
 
After analyzing the comparables, it is the appraisers’ opinion that the comparables utilized 
support an average value of $150,000 per finished lot for the subject’s (8) proposed lots. 
Additionally, “as is”, all water/sewer tap fees are paid and equate to $208,000 or $26,000 
per lot which is a credit to the developer. Therefore, the indicated value is $176,000 per lot. 
 

Indicated Value of the Subject’s Typical Finished Lot: $176,000 Per Lot  
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Cost of Development Analysis: The appraiser has utilized a variation of the Income 
Approach known as the Cost of Development Analysis in order to estimate the Market 
Value of the proposed nine single family lots. This method takes into account those 
factors which are necessary to attract a single individual buyer who would, in turn, 
market the lots.   
 
This variation of the Income Approach is relevant in the valuation of income 
producing properties like the subject, most closely following the thinking of typical 
buyers and sellers in the market.  This approach recognizes the principle of 
anticipation, which states that value is equal to the present worth of future benefits 
accruing to the rights of ownership.  In this analysis, the "future benefits" are defined 
as the income to be derived from the sales of the finished lots.  A discounted cash flow 
analysis is utilized to convert these sale proceeds into an indication of market value.  
The resultant represents the amount that an informed investor would be justified in 
paying for the subject 3.688 acres if his/her rate-of-return expectations are to be 
realized. 
 
The required information and steps in this analysis are as follows: 
 
1. Estimation of finished lot values in the subject’s market. 
 
2. Estimation of time and expense required to finish the lots, market them and 

receive the sale proceeds (absorption). 
 
3. Estimation of holding costs and marketing expenses. 
 
4. Discounting of probable net revenues, if necessary, over the absorption 

period based on the cost of mortgage and equity capital, or “the discount 
rate”. 

 
Lot Valuation and Estimation of Total Gross Retail Sellout:  The appraiser has 
previously estimated the market value of the subject finished lots at $176,000 per lot 
by use of the Sales Comparison Approach.  Therefore, the gross retail sellout of the 
subject’s (8) finished lots is estimated at $1,410,000 (8 lots x $176,000/lot-
includes pre-paid tap fees). 
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ESTIMATE OF ANTICIPATED EXPENSES 
 

Development Costs: The subject lots are still raw. Based on cost estimates provided 
the total cost of developing the subject’s proposed subdivision infrastructure is 
approximately $255,207, or $31,901 per lot. This will include road construction, the 
utilities infrastructure for public water and sewer, subdivision storm water retention, 
and other site work necessary to produce the subject’s proposed, finished lots. This 
estimate is reasonable considering the small size of the subject’s proposed 
subdivision and consistent with other projects the appraiser is familiar with. 
Therefore, the cost figure for the expense estimate is used.  
 

Engineering: Most of the engineering and survey work has already been completed 
and no allowance for additional engineering work is made. 
 

Marketing:  Marketing expenses in the Warrenton/ Plains area typically range from 
five (5) to ten (10) percent.  We have used six percent (6%) of the gross sales revenue 
based upon the size of the project.  This includes sales commissions. 
 

Administrative and Miscellaneous:  Expenses for administrative and miscellaneous 
expenses have been estimated at $2,800 per year. 
 

Legal and Accounting:  These expenses have been estimated for accounting at 
$1,800 per year and legal at $500 per unit sold, which equates to $5,800.  
 

Real Estate Taxes: The annual property tax is $2,428. Since the Subject 8 lots will be 
subdivided out of Parcel I.D. #6999-18-3699, it is the appraiser’s opinion that $1,214, 
which is half of the annual tax will be utilized in DCF because the absorption is one year. 
It is assumed the lots will be sold before the individual lots are assessed. 
 

Profit:  After discussions with developers of similar type projects, the appraisers have 
selected a profit level of (10%) of the total revenues as appropriate for the subject.  
Please note that this profit level is considered the minimum necessary in order to 
motivate an entrepreneur to undertake a project of moderate risk such as the subject 
project. 
 

Discount Rate: Corporate Bonds (Baa) are a good alternative investment for 
comparison to real estate investments in the current market conditions. Corporate 
Bonds (Baa) (latest available as of May 12, 2023) is 5.67%. It is the appraisers’ 
opinion that real estate investments similar to the subject are approximately 3% to 
4% riskier than Corporate Bonds (Baa), therefore, a discount rate of 10% was chosen 
for the discounted cash flow analysis of the subject. 
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PROPOSED STONECLIFF SUBDIVISION 

“As Is” Value 
Discounted Cash Flow Analysis – One Year  

 

Discounted Cash Flow Year 1 

Income  

Lots sold: 8 

Price per Lot: $176,000 

Gross Revenue: $1,410,000 

Expenses  

Legal & Accounting ($5,800) 

Development Costs: ($255,207) 

Marketing (5%): ($70,500) 

Real Estate Taxes: ($1,214) 

Profit (10%) ($141,000) 

Total Expenses: ($473,721) 

NOI: $936,279 

Present Value Discounted @ 10% $851,162 

 
“As Is” Market Value as of May 9, 2023………..$850,000 ® 
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Market Value “Upon Completion”:  The market value of the subject “Upon Completion” 
is the prospective future value after the subdivision is approved, the interior roads are 
completed, and all other subdivision improvements are completed.  In order to arrive at this 
estimate of value, the appraiser utilized the Discounted Cash Flow Analysis as of the 
anticipated date of completion.  It is assumed that all development costs are paid. A portion 
of the profit is also assumed to be realized from the completion of the subdivision 
infrastructure, say 30% of the profit or 3% of the 10% profit estimated for the entire project, 
leaving approximately 7% profit to be realized from the sale of the finished lots. Expenses 
such as marketing, administrative/miscellaneous, and real estate taxes remain. It is assumed 
that all necessary approvals, permits and bonds are secured, and that all subdivision 
infrastructure will be completed by September 9, 2023. Therefore, the effective date of the 
opinion of prospective market value “Upon Completion” of all subdivision infrastructure is 
September 9, 2023. The prospective market value of the subject property “Upon Completion” 
is summarized as follows: 
 

PROPOSED STONECLIFF SUBDIVISION 
“Upon Completion” Value 

Discounted Cash Flow Analysis – One Year  
 

Discounted Cash Flow Year 1 

Income  
Lots sold: 8 

Price per Lot: $176,000 
Gross Revenue: $1,410,000 

Expenses  

Legal & Accounting  ($5,800) 

Development Costs: ($0.00) 

Marketing (5%): ($70,500) 

Real Estate Taxes: 
The appraiser has estimated the taxes to be approximately the same as with 
the “As Is” because the lots will be sold before the assessment is made for the 
finished lots.  

($1,214) 

Profit (7%) ($98,700) 

Total Expenses: ($176,214) 

NOI: $1,233,786 

Present Value Discounted @ 8% $1,142,394 

 

Prospective “Upon Completion” Market Value as of September 9, 2023: $1,150,000 ® 
 
 
INDICATED EXPOSURE TIME AND ESTIMATED MARKETING TIME: 6 to 9 Months 
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ASSUMPTIONS AND LIMITING CONDITIONS: 
 
➢ This is a Restricted Appraisal Report which is intended to comply with the reporting requirements 

set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for 
a Restricted Appraisal Report.  As such, it does not include discussions of the data, reasoning, and 
analyses that were used in the appraisal process to develop the appraiser’s opinion of value.  
Supporting documentation concerning the data, reasoning, and analyses is retained in the 
appraiser’s file.  The information contained in this report is specific to the needs of the client and for 
the intended use stated in this report.  The appraiser is not responsible for unauthorized use of this 
report. 

 
➢ No responsibility is assumed for legal or title considerations.  Title to the property is assumed to be 

good and marketable unless otherwise stated in this report. 
 
➢ The property is appraised free and clear of any or all liens and encumbrances unless otherwise 

stated in this report. 
 
➢ Responsible ownership and competent property management are assumed unless otherwise stated 

in this report. 
 
➢ The information furnished by others is believed to be reliable.  However, no warranty is given for its 

accuracy. 
 
➢ All engineering is assumed to be correct.  Any plot plans and illustrative material in this report are 

included only to assist the reader in visualizing the property. 
 
➢ It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures that render it more or less valuation.  No responsibility is assumed for such conditions or 
for arranging for engineering studies that may be required to discover them. 

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

regulations and laws unless otherwise stated in this report. 
 
➢ It is assumed that all applicable zoning and use regulations and restrictions have been complied 

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

administrative authority from any local, state, or national governmental or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimates 
contained in this report are based. 

 
➢ Any sketch in this report may show approximate dimensions and is included to assist the reader in 

visualizing the property.  Maps and exhibits found in this report are provided for the reader's 
reference purposes only.  No guarantee as to accuracy is expressed or implied unless otherwise 
stated in this report.  No survey has been made for the purpose of this report. 

 
➢ It is assumed that the utilization of the land and improvements is within the boundaries or property 

lines of the property described and that there is no encroachment or trespass unless otherwise 
stated in this report. 
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➢ The appraiser is not qualified to detect hazardous waste and/or toxic materials.  Any such comment 
by the appraiser that might suggest the possibility of the presence of such substances should not be 
taken as confirmation of the presence of hazardous waste and/or toxic materials.  Such 
determination would require investigation by a qualified expert in the field of environmental 
assessment.  The presence of substances such as asbestos, urea-formaldehyde foam insulation or 
other potentially hazardous materials may affect the value of the property.  The appraiser’s value 
estimate is predicated on the assumption that there is no such material on or in the property that 
would cause a loss in value unless otherwise stated in this report.  No responsibility is assumed for 
any environmental conditions, or for any expertise or engineering knowledge required to discover 
them.  The appraiser’s descriptions and resulting comments are the result of the routine 
observations made during the appraisal process. 

 
➢ Unless otherwise stated in this report, the subject property is appraised without a specific 

compliance survey having been conducted to determine if the property is or is not in conformance 
with the requirements of the Americans with Disabilities Act.  The presence of architectural and 
communications barriers that are structural in nature that would restrict access by disabled 
individuals may adversely affect the property's value, marketability, or utility. 

 
➢ Any proposed improvements are assumed to be completed in good workmanlike manner in 

accordance with the submitted plans and specifications. 
 
➢ The distribution, if any, of the total valuation in this report between land and improvements applies 

only under the stated program of utilization.  The separate allocations for land and buildings must 
not be used in conjunction with any other appraisal and are invalid if so used. 

 
➢ Possession of this report, or a copy thereof, does not carry with it the right of publication.  It may not 

be used for any purpose by any person other than the party to whom it is addressed without the 
written consent of the appraiser, and in any event, only with proper written qualification and only 
in its entirety. 

 
➢ Neither all nor any part of the contents of this report (especially any conclusions as to value, the 

identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated 
to the public through advertising, public relations, news sales, or other media without prior written 
consent and approval of the appraiser. 
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CERTIFICATION: We certify that, to the best of our knowledge and belief: 
 

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

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

 

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

 

➢ Our compensation is not contingent upon the 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. 

 

➢ This appraisal was not based on a required minimum valuation, a specific valuation, or the approval 
of a loan. 

 

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

 

➢ We have made a personal inspection of the property that is the subject of this report. 
 

➢ We have performed no services, as an appraiser or in any other capacity, regarding the property 
that is the subject of this report within the 5-year period immediately preceding acceptance of this 
assignment. 

 

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

 

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

 

➢ As of the date of this report, Christian P. Kaila has completed the requirements of the continuing 
education program of the Appraisal Institute. 

 

➢ Subject to the Contingent and Limiting Conditions, Extraordinary Assumptions and Hypothetical 
Condition contained herein, it is our opinion that the “As Is” market value of the subject, as of May 
9, 2023 is $850,000 and the Prospective Market Value “Upon Completion” as of September 9, 2023 
is $1,150,000. 

 

Respectfully submitted, 

     
Christian P. Kaila, MAI, SRA      Phyllis A. Vest  
Appraiser        Staff Associate 
Certified General Real Estate Appraiser 
License Number 4001 000099 
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ADDENDA 
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LOT SALE COMPARABLES 
 

Land Sale No. 1 

 

 

Property Identification  

Record ID 3965 

Property Type Residential, Industrial (Finished Lot) 

Property Name Finished Lot 

Address Lot 37 Cedar Mill, Warrenton, Fauquier County, Virginia 20187 

Location Warrenton 

Tax ID 6994-37-0722 

MSA Washington, D.C. 

Market Type Residential, Vacant Land 

  

Sale Data  

Grantor Rfi Cm Lc 

Grantee Nvr Inc 

Sale Date November 22, 2022  

Deed Book/Page 1300 969 

Property Rights Fee simple 

Marketing Time 60 

Conditions of Sale Arm's Length 

  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         25 

 

Land Sale No. 1 (Cont.) 

 

Verification Public Record;  Other sources: Mick (Ryan Homes 

Representative), Confirmed by Oluchukwu (Elvis) Odika 

  

Sale Price $265,000   

Cash Equivalent $265,000   

  

Land Data  

Zoning R-1, R-1 

Topography Level to gently sloping 

Utilities Public water and sewer to lot lines 

Shape Irregular 

  

Land Size Information  

Gross Land Size 1.020 Acres or 44,431 SF   

 1 

  

Indicators  

Sale Price/Gross Acre $259,804 

Sale Price/Gross SF $5.96 

Sale Price/ Unit $265,000 

 

 

Remarks  

This is the sale of one finished SFD building lots in Cedar Mill Subdivision in Fauquier County. 

This lot averages 44,588 square feet in size which is similar to most other lots in the subdivision. 

The sale price was $265,000 per lot which is the same as similar lots. The sale is part of a take-

down agreement with the lots being sold individually or in small groups over time. One of the 

Ryan Homes representative In Warrenton (Mick) confirmed the sale with Chris Kaila and also 

informed the appraiser that most of the lots sales for average $232,000 per finished lot.  The 

developer (seller) constructed all subdivision infrastructure and rough finished the lots with all 

utilities at the lot lines.   
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COMPARABLE 2 

 

COMPARABLE 3 

 

COMPARABLE 4 
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COMPARABLE 5 

 

  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         28 

 

 

  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         29 

 

 

  



  

MAY 2023      CHRISTIAN P. KAILA & ASSOCIATES APPRAISAL FILE #C2347                                         30 

 

 


