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April 9, 2014 

 

 

Kim Morrissey 

Deputy Director 

Johnson County Facilities 

111 S Cherry St., Ste. 2100 

Olathe, KS 66061 

 

RE: Appraisal Report 

8788 Metcalf Avenue 

Overland Park, Johnson County, Kansas 66212 

 

Dear Ms. Morrissey; 

 

In accordance with your request, we have prepared a real property appraisal of the above-referenced 

property, presented in an appraisal report format. This appraisal report sets forth the pertinent data 

gathered, the techniques employed, and the reasoning leading to our value opinions. 

 

The property is known as the former King Louie property, located at 8788 Metcalf Avenue in Overland 

Park, Johnson County, Kansas 66212. The subject is further identified as parcel number NP19000001 000A. 

The site measures approximately 5.66 acres or 246,480 square feet. The site is improved with a 76,126-

square-foot special purpose building, which was vacant and in a shell condition at the time of our 

inspection. 

 

We developed our analyses, opinions, and conclusions and prepared this report in conformity with the 

Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the 

Interagency Appraisal and Evaluation Guidelines; the Code of Professional Ethics and Standards of 

Professional Appraisal Practice of the Appraisal Institute; and the requirements of our client as we 

understand them. 

 

Johnson County Facilities is the client in this assignment and is the sole intended user of the appraisal and 

report. The intended use is for internal decision making purposes. The value opinions reported herein are 

subject to the definitions, assumptions and limiting conditions, and certification contained in this report.  
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The acceptance of this appraisal assignment and the completion of the appraisal report submitted 

herewith are contingent on the following extraordinary assumptions and/or hypothetical conditions: 

Extraordinary Assumptions: 
N/A 

Hypothetical Conditions: 
N/A 

 

Based on the analysis contained in the following report, our value conclusions involving the subject 

property are summarized as follows: 

 

 
 

This letter of transmittal is not considered valid if separated from this report, and must be accompanied 

by all sections of this report as outlined in the Table of Contents, in order for the value opinions set forth 

above to be valid. 

 

Respectfully submitted, 

Valbridge Property Advisors | Shaner Appraisals, Inc. 

 

 

 

 
Brock Hamlin  

Real Estate Analyst 

 

 Jason Roos, MAI 

Director - Industrial Valuation 

Kansas License #G-2639 

 

 

 

 

  

 

Value Type Market Value

Property Rights Appraised Fee Simple

Valuation Date 4/3/2014

"As Is" $850,000

Market Value $850,000

Value Conclusions
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Summary of Salient Facts 

Property Name: 

Address: 

 

Former King Louie property 

8788 Metcalf Avenue 

Overland Park, Johnson County, Kansas 66212 

 

Parcel Number: 

 

NP19000001 000A 

Property Rights Appraised: 

 

Fee Simple 

Zoning: 

 

C-3, R-1, Commercial district, single-family residential district 

Site Size: 

 

246,480 square feet, or 5.66 acres 

  

Existing Improvements 

          Property Type: 

          Gross Building Area: 

          Rentable Area: 

          Year Built: 

          Condition: 

 

 

Special Use 

76,126 square feet 

76,126 square feet 

1959 

Shell 

Extraordinary Assumptions:  None 

  

Hypothetical Conditions: None 

  

Highest and Best Use 

          As Vacant: 

 

Hold for future residential development 

 

          As Improved: Raze improvements for future residential development 

 

Date of Inspection: April 3, 2014 

 

Date of Report Preparation: 

 

July 18, 2014 

VALUE INDICATIONS & CONCLUDED VALUES 

 
 

Analysis Value Indication $/SF GBA

Sales Approach $850,000 $11.17

Final Value Estimate $850,000 $11.17

Value Indications
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Introduction 

Client and Other Intended Users of the Appraisal 
The client in this assignment is Johnson County Facilities. The intended user of this report is Johnson 

County and no others. 

Intended Use of the Appraisal 
The intended use of this report is for internal decision making purposes. 

Real Estate Identification 
The subject property is located at 8788 Metcalf Avenue, Overland Park, Kansas 66212. Johnson County 

identifies the subject property as parcel number NP19000001 000A. 

Abbreviated Legal Description 
Fairview Manor Lots A 26, 27, 28, & 29 Block 1 OPC, Overland Park, Johnson County, Kansas 

Real Property Rights Appraised 
We have appraised the market value of the fee simple interest in the subject property. 

Type and Definition of Value 
We developed opinions of value for the subject property under the following scenarios:  

VALUATION SCENARIOS 

Valuation Completed 

“As Is” Yes 

 

The purpose of this appraisal is to develop an opinion of the market value of the subject properties. 

“Market Value,” as used in this appraisal, is defined as “the most probable price that a property should 

bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.” 

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from 

seller to buyer under conditions whereby: 

 

• Buyer and seller are typically motivated. 

 

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

interests; 

 

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

 

• Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 

• The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sale concessions granted by anyone associated with the sale.” 

(Source: The Dictionary of Real Estate Appraisal, Fifth Edition, pg 123) 
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The “as is” value is the value of the property in its present condition under market conditions prevalent on 

the date of the appraisal.   

 

Please refer to the Glossary in the Addenda section for further definitions of value type employed in this 

report. 

Effective Dates of Value 
The effective dates of value are as follows: 

 

Valuation Effective Date 

“As Is” 4/3/2014 

 

We inspected the property on April 3, 2014. 

Date of Report 
The date of this report is April 9, 2014, which is the same as the date of the letter of transmittal.  

Scope of Work 
The scope of work includes all steps taken in the development of the appraisal. This includes 1) the extent 

to which the subject property is identified, 2) the extent to which the subject property is inspected, 3) the 

type and extent of data researched, 4) the type and extent of analysis applied, and the type of appraisal 

report prepared. These items are discussed as follows:  

Extent to Which the Property was Identified 

Legal Characteristics 

The subject was legally identified via public information including county records, as well as data provided 

by the property owner. 

Economic Characteristics 

Economic characteristics of the subject property were identified via published market surveys, databases 

(subscription and in-house) as well as a comparison to properties with similar locational and physical 

characteristics. 

Physical Characteristics 

The subject was physically identified via an interior and exterior inspection. 

 

Extent to Which the Property was Inspected 

We physically inspected the subject on April 3, 2014 and performed our own physical measurement of the 

improvements.  

Type and Extent of Data Researched 

We researched and analyzed: 1) market area data, 2) property-specific market data, 3) zoning and land-

use data, and 4) current data on comparable listings, sales, and rentals in the competitive market area. 

Type and Extent of Analysis Applied 

The subject site improvements have been found to not contribute to an overall value that exceeds the 

land value. We observed surrounding land use trends, the condition of the improvements, demand for the 

subject property with different development scenarios within retail, multi-family and office uses, and 
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relative legal limitations in concluding a highest and best use. We then valued the subject based on the 

highest and best use conclusion, relying on the sales comparison approach. 

 

Approaches not used: Cost and Income Capitalization Approaches. 

Appraisal Report Type 

This is an Appraisal Report as defined by the Uniform Standards of Professional Appraisal Practice under 

Standards Rule 2-2a. Please see the Scope of Work above for a complete description of the level of 

research. 

Use of Real Estate as of the Effective Date of Value 
The subject property was vacant and in shell condition as of the effective date of appraisal. 

Use of Real Estate as of the Date of this Report 
The subject property was vacant and in shell condition as of the date of this report. 

Ownership and Sales History 
According to the Special Warranty Deed, title to the subject property is vested in Board of County 

Commissioners of Johnson County, Kansas.  The subject was purchased by the Board of County 

Commissioners of Johnson County, Kansas on December 20, 2011 for $1,950,000 from Western 

Development Co., Inc.  Johnson County purchased the former bowling alley and ice rink property with the 

intention of relocating the Johnson County Museum and consolidating a few county offices within a 

portion of the building.   

 

We have considered and analyzed the known history of the subject in the development of our opinions 

and conclusions. 

Extraordinary Assumptions 
None  

Hypothetical Conditions 
None 
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Market Participant Interview / Local Survey 

Participant Interviews 

Interviewee  Trade Company 

Audrey Navarro Broker 
Kessinger Hunter 

 

Ms. Navarro listed the subject property and represented the seller in the December 2011 sale.  We 

discussed the subject property at length and the market.  Ms. Navarro said the listing was a challenge 

due to the functional issues with the building.  She brought in many potential buyers from several 

different industries that may have been able to work with the design of the building.  These potential 

buyers included indoor family entertainment, indoor sports, ice rink operators, and churches.  She 

explained why each one of these potential uses would not work for the building, and they all had the 

same underlying issue which was the major costs involved with the conversion of the building for any 

other purpose.  These costs stemmed from several issues with the layout, building code requirements 

not met with the current improvements, ceiling heights, lower level access, and overall size being too 

small for some uses and too big for others.  The entertainment and indoor sporting buyers she 

brought in had quotes north of $10 million for conversion to fit their needs.  The costs to convert the 

building made construction of a new facility a more financially feasible option.  Ms. Navarro believes 

the property sold above market and that it could not sell today for its 2011 purchase price, and would 

be a challenge to sell at $10 per square foot of gross building area in its current state.  She believes 

the subject is likely a site for redevelopment.  While she believes the subject will benefit in a few years 

from the 95
th

 and Metcalf Avenue Lane4 project, retail would have too long of an absorption period to 

be a viable reuse of the site.          

Scott Miller Broker RED Development 

Mr. Miller listed the subject which did not result in a sale prior to Ms. Navarro’s listing.  We discussed 

the subject property in detail with note of all of the same issues as pointed out by Ms. Navarro as 

turning away potential buyers.  He had interested parties from church users to entertainment and 

sports look at the building.  Mr. Miller said there is too much work to be done with grading, 

accessibility, and that redevelopment or any conversion of use with the site will result in non-

cooperation from neighboring property owners.  He explained that all of these issues stand to cost a 

buyer too much money in conversion for any use.  We discussed the market potential for retail and 

office, of which he believes would not be good uses for the site do to the lack of demand.  Mr. Miller 

believes multi-family development would be a good reuse of the site for redevelopment. 

Kim Bartalos Broker Block Real Estate Services 

Kim Bartalos is a broker who has a strong background in retail and special use properties.  We 

discussed the subject and potential its uses.  She believed that if the building could not be used for 

government support offices, that for the county or city use it could be configured as a library.  She 

confirmed that the older demographics in the immediate surrounding area would make family 

entertainment a difficult operation and that the renovations within the building would be very costly.    

She explained that the building’s large size would limit the amount of potential buyers.  She believes 

the subject would be a great site for senior living, apartments or mini-storage based on area demands.    
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Larry Goldman Broker Remax 

Larry Goldman specializes in mini-storage properties.  We discussed the potential of the subject site as 

redevelopment for mini-storage.  While he says the demand is there for storage, a national chain 

storage operator purchased the Hy-vee at 91
st
 Street and they are having difficulty getting city and 

county approval for the project.  Purchases for conversion are not as ideal as a build-to-suit option 

with many building because of the functional issues with conversions.  Converting a building for 

storage would generally be for a climate controlled storage facility, but in cases like the subject 

property, there is too much land with the parking lot space.  Additionally, due to the oversupply of 

climate controlled storage in the metro, the profit margin between climate controlled and non-climate 

controlled is very narrow, lessening the appeal of climate controlled conversions.     

Keith Gooch City Planner City of Overland Park 

Keith Gooch is a city planner with the City of Overland Park.  We verified the current zoning and 

discussed potential rezonings should the subject be redeveloped.  While the zoning of C-3 allows for 

storage, they would likely limit this use to indoor climate controlled as opposed to exterior access 

mini-storage.  According to Mr. Gooch, the city would allow any change to the R-1 portion of the 

subject as well to allow for any improvement to the subject other than anything that could be 

conceived as an industrial, manufacturing or repair type facility to maintain the overall commercial 

revisioning of Metcalf Avenue.  These uses would include any type of retail, office, or residential uses.  

There are currently no future plans that will affect the subject site, according to Mr. Gooch. 
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Regional & Market Area Analysis 

KANSAS CITY MSA AREA ANALYSIS 
The subject is located in Overland Park, Kansas, and is in the central part of the Kansas City, MO-KS 

metropolitan area.  

Location 
The bi-state, 15-county Kansas City Metropolitan Area is the most centrally located of any principal U.S. 

city. Kansas City is situated within 250 miles of both the geographic and population centers of the United 

States. The 15 counties within the greater metropolitan area are Cass, Clay, Jackson, Lafayette, Platte, 

Bates, Caldwell, Clinton, Franklin, and Ray in Missouri, and Johnson, Leavenworth, Miami, Linn and 

Wyandotte in Kansas. The area covers more than 5,000 square miles and includes more than 100 

municipalities.   

 

Population 
The Kansas City Metropolitan Statistical Area is a mostly stable market. The following statistics are 

available through the U.S. Census Bureau.  Projections are based upon the 2010 census, and are applied to 

an urban growth simulation model.  Historical population statistics for the area are summarized as follows: 

 

The preceding statistics reflect continued increases in total population in the regional area as a whole. By 

the year 2015, the population of the Kansas City MSA is expected to increase an average of 0.9% per year, 

with most growth on a percentage basis, occurring in Cass, Clay, Platte and Johnson counties.  
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Kansas City, MO-KS
Metropolitan Statistical Area

Area 2000 2010

Annual % 

Change 2015

Annual % 

Change

Cass County  82,092  102,235  2.45%  110,110 1.5%

Clay County  184,006  220,933  2.01%  243,161 2.0%

Jackson County  654,880  684,135  0.45%  694,109 0.3%

Lafayette County  32,960  33,259  0.09%  33,256 0.0%

Platte County  73,781  88,425  1.98%  96,772 1.9%

Bates County  16,653  17,238  0.35%  17,438 0.2%

Caldwell County  8,969  9,177  0.23%  9,190 0.0%

Clinton County  18,979  21,511  1.33%  22,147 0.6%

Franklin County  93,807  104,430  1.13%  108,980 0.9%

Ray County  23,354  24,089  0.31%  23,754 -0.3%

Johnson County  451,086  549,792  2.19%  590,539 1.5%

Leavenworth County  68,691  77,230  1.24%  80,615 0.9%

Miami County  28,351  31,864  1.24%  32,884 0.6%

Linn County  9,570  10,010  0.46%  9,834 -0.4%

Wyandotte County  157,882  154,415  -0.22%  152,754 -0.2%

Kansas City MSA  1,836,038  2,051,186  1.17%  2,144,154 0.9%

State of Kansas  2,688,418  2,841,378  0.57%  2,909,698 0.5%

State of Missouri  5,595,211  6,003,689  0.73%  6,179,056 0.6%
Source:  STDB

Area Population Statistics
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Transportation 

Linkages/Roads 

Interstate 29 is a primary north/south running thoroughfare that travels northward from Kansas City.  

It travels through Omaha, Nebraska; Sioux Falls, South Dakota; up the eastern side of North and South 

Dakota; and has its terminus at the US/Canadian border in Pembina, North Dakota.  In the Kansas City 

metro area, the interstate has two to four lanes in each direction.   

 

Interstate 35 is a primarily north/south running thoroughfare in the Kansas City metro area.  It runs 

through central Kansas City and extends northward into Iowa and Minnesota.  It provides access to 

Wichita to the southwest and extends southerly to Oklahoma City, Dallas and has its terminus at the 

US/Mexico border in Laredo, Texas.  In the Kansas City metro area the interstate has three to four 

lanes in each direction. 

 

Interstate 70 is a primarily east/west running thoroughfare in the Kansas City metro area.  It runs 

through central Kansas City and extends eastward through St. Louis, Missouri where it takes a north 

eastwardly direction toward Indianapolis, Indiana.  It travels through Columbus, Ohio, and terminates 

in Baltimore, Maryland.  It extends westward through Salina, Kansas; Denver, Colorado and terminates 

at its intersection of Interstate 15 in Utah.  In the Kansas City metro area the interstate has three to 

four lanes in each direction.   

 

Interstate 49 is a north/south running through fare in the Kansas City metro area. Its furthermost 

point is when it intersects with Interstate 435 and Interstate 470 in Kansas City and extends south 

through the western portion of Missouri. It stops at the Missouri/Arkansas border as the Interstate 

becomes Interstate 540.   

 

Interstate 435 is a loop around Kansas City that provides access to Interstate 35, Interstate 70, 

Interstate 29 and Interstate 470.  It has three to four lanes in each direction. 

 

Interstate 635 is a partial loop around the northern and western side of Kansas City.  It provides 

access to Interstate 29, Interstate 70 and Interstate 35. 

 

Interstate 470 is a partial loop around the southeast portion of Kansas City.  It provides access to 

Interstate 70, US Highway 71 and Interstate 435.  It has three to four lanes in each direction. 

 

For any major metropolitan area, transportation is a primary influencing factor of growth trends of jobs, 

shopping, and residential development.  Kansas City is blessed with a well-designed highway system that 

creates very little traffic congestion as indicated by the average increase in commute times compared to 

non-peak traffic periods being only 20%, when compared to other metropolitan areas like Chicago, IL that 

averages a 70% increase.  Kansas City’s relatively low load factor is attributable to an abundance of 

highway miles on a per capita basis.  Kansas City has four major interstate highways that intersect in the 

metropolitan area: Interstate Highway 29, Interstate Highway 70, Interstate Highway 35, and Interstate 49.  

Additionally, Kansas City has one major interstate highway which encircles the entire metropolitan area, 

Interstate Highway 435, which provides access to all parts of the area.  

Airports 

Kansas City International Airport links nearly 10 million passengers between mid-America and other US 

cities. International arrivals are also handled.  It is considered the hub for the States of Kansas, Missouri, 

Iowa and Nebraska.  The airport is located about 20 minutes from the Kansas City CBD and about 40 miles 
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from St. Joseph.  It is recognized as one of the most convenient airports in the world for its few flight 

delays, easy terminal access and limited congestion.  There are three terminals.  Passengers can fly 

nonstop to 42 cities throughout the United States, Canada and Mexico on the following airlines: Air 

Canada, AirTran, Great Lakes, United, US Airways, Delta, Southwest, American Airlines, and Frontier.  

Located in the chart below are the passenger statistics for Kansas City International Airport. 

 

Two regional airports service the southwest quadrant of the metropolitan area and include the Johnson 

County Executive Airport and the New Century AirCenter. Johnson County Executive Airport is located at 

the intersection of 151st Street and Pflumm Road in South Johnson County. This airport provides 

complete services for private business jets and general aviation.  With over 50,000 annual operations and 

approximately 210 based aircraft, the airport is the fourth busiest in the state of Kansas. 

 

New Century AirCenter is located 12 miles southwest of Overland Park in Gardner, Kansas.  This airport 

also offers general aviation services and accommodates cargo or passenger jets of any size. New Century 

AirCenter serves as an alternative for general aviation traffic so that the regional commercial service 

airport, Kansas City International Airport, does not become capacity constrained. 

 

Government 
Each incorporated city within the Kansas City MSA has its own zoning ordinances and building codes.  The 

various counties that comprise the metro area have established zoning codes, and the codes apply to 

their unincorporated areas. Additionally, each county has a comprehensive zoning plan and building code 

that provides specific guidelines for development of all types of properties, and the codes have had a 

positive effect on the development of the county. 

 

  

Date Enplanements Deplanements Total Passengers
Annual % 

Change

2006 5,376,376 5,128,070 10,504,446 -

2007 5,823,000 5,444,389 11,267,389 7.26%

2008 5,386,901 5,073,743 10,460,644 -7.16%

2009 4,891,829 4,883,143 9,774,972 -6.55%

2010 4,971,233 4,938,161 9,909,394 1.38%

2011 5,098,022 5,050,522 10,148,544 2.41%

2012 4,896,821 4,845,841 9,742,662 -4.00%

Dec-13 4,808,474 4,814,718 9,623,192 -1.23%
Source:  Kansas City Aviation Department

Passenger Statistics - Kansas City International Airport
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Employment Characteristics 
Outlined in the following table, are details of the labor force and unemployment rate that have occurred 

in the Kansas City area between 2010 (annual totals) and 2012, as well as the most recent published data.   

 

Growth in employment was steady throughout the 1990s, averaging between two percent and three 

percent a year. Job growth slowed in the early 2000s due to problems in the telecommunications industry. 

The area is experiencing modest growth, with continued pressure in the telecommunication industry. 

Unemployment over the past year has nearly doubled.  The State of Kansas, State of Missouri and the 

Kansas City MSA are outperforming the nation as a whole in terms of unemployment.  The State of 

Missouri’s unemployment rate is in-line with the national trends.  The following categories employ the 

greatest percentage of people in the Kansas City MSA: Trade, Transportation & Utilities, Government, and 

Professional Business Services.   

 

The Kansas City metro area is an ideal headquarters location and has a growing number of corporate 

headquarters.  The area's pro-business environment includes a robust workforce, low business and living 

costs, top-flight education and training opportunities and solid infrastructure systems. 

 

The metropolitan Kansas City area is the production and service center for the Midwest. With a General 

Motors and a Ford assembly plant, Kansas City is the nation's third largest producer of automobiles. The 

area is home to Hallmark Cards, H&R Block, American Century, and Sprint. It is also one of 12 regional 

centers for the federal government, serving as a focus for many Missouri and Kansas state agencies, public 

and private health and educational services, and Midwestern financial, insurance, and real estate interests. 

 

Sprint is a large employer in the Kansas City area and has recently been acquired by Softbank. The 

volatility of the telecommunications industry has caused hiring and layoffs over the past ten years.  At one 

point, Sprint employed nearly 13,000 people locally and they currently employ about 7,600.  At the peak 

of the telecommunication boom, Sprint developed a 17-building, 200-acre corporate campus that 

included telecom companies, as well as vendors and subcontractors in the industry. Telecommunications 
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is one of the largest victims of the national economic problems since 2001 and there have been large job 

layoffs in the industry. 

Net migration into Kansas City is forecasted to decrease as a result of economic sluggishness that will 

constrain the area’s growth. This decline in net migration is primarily the result of the area’s declining 

manufacturing employment, which has caused workers to leave the area to find new employment. Some 

upside in construction employment is taking place because of two large intermodal rail facilities in 

Gardner, Kansas and Grandview, Missouri. The creation of 7,000 new industrial jobs at the Gardner facility 

and surrounding areas with about 5,000 jobs expected from the Grandview operation.  This will have a 

large positive impact on the southern part of the Kansas City economy. The housing market has 

rebounded with residential construction levels at or near 2007-2008, and has had a positive impact on 

other segments of the real estate market.  

The following is a listing of the area’s largest employers: 

 

 
  

Rank Company # of Employees

1 HCA Midwest Health System 9,367

2 Cerner Corporation 8,300

3 Sprint Nextel Corporation 7,600

4 Saint Luke's Health System 7,080

5 Children's Mercy Hospital 5,423

6 DST Systems Inc. 4,402

7 Truman Medical Centers 4,267

8 Ford Motor Company 4,000

9 General Motors - Fairfax Assembly Plant 4,000

10 Hallmark Cards Inc. 3,700

11 Black and Veatch 3,500

12 UPS 3,500

13 Carondelet Health 3,004

14 Garmin International Inc. 2,895

15 Farmers Insurance 2,753

16 Honeywell Federal Manufacturing 2,600

17 North Kansas City Hospital 2,567

18 BNSF Railway Co. 2,500

19 Burns & McDonnell 2,500

20 Commerce Bank 2,250
Source:  KCBJ Book of Lists , 2013

Top Private-Sector Employers
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Higher Education 
Institutions of higher learning are an important part of any major metropolitan area as they serve as both 

an attraction to bring new residents, but also serve as a way to provide a highly educated workforce.  The 

Kansas City area is home to many institutions of higher learning both of the four-year and two-year 

variety. Below is a table that lists the major institutions of higher learning in Kansas City based upon 

student population. 

 

In addition to these local colleges and universities, there are three major universities within two hours of 

Kansas City, including the University of Missouri in Columbia, Kansas State University in Manhattan, and 

the University of Kansas in nearby Lawrence. 

Kansas City Tourism 
The Kansas City metropolitan area is becoming a regional destination for travelers.  Kansas City currently 

has in excess of $9.0 billion in major improvements completed in the CBD. The major catalyst for 

development in Kansas City has been the redevelopment of the downtown area, which has seen more 

than $4.5 billion spent. The hub of Kansas City’s downtown is the Power & Light District, which is 

anchored by the Sprint Center, an 18,500 seat arena that hosts sporting events and concerts.  Additionally, 

there is the National World War I Museum at The Liberty Memorial.   

 

In addition to the downtown revitalization, Kansas City, Kansas is home to one of the largest waterparks in 

the United States. Phase one of the Schlitterbahn Vacation Village outdoor waterpark opened in July 2009. 

Future development includes: a resort hotel, shopping, dining, and entertainment.  In addition, Wyandotte 

County is already home to three of the largest tourist destinations in the entire state of Kansas: Kansas 

Speedway, Sporting Park, and The Legends at Village West, which is a major outlet mall. Hollywood 

Casino opened in February 2012. The $411 million casino has more than 100,000 square feet of gambling 

space, 2,000 slot machines, five restaurants/eateries, 12 poker tables and 40 other gaming tables. A hotel 

and convention center is planned for the next phase as the project, but no time-table has been set. When 

combined with the Schlitterbahn development, Wyandotte County will have over $1.5 billion dollars spent 

on tourist destinations.   

Rank Company

# of 

Students

1 Johnson County Community College 19,684

2 Metropolitan Community College 19,234

3 Grantham University 17,486

4 University of Missouri - Kansas City 15,746

5 Park University 11,013

6 Kansas City Kansas Community College 6,575

7 Baker University 3,348

8 Rockhurst University 2,920

9 University of Phoenix - Kansas City Campus 2,700

10 University of Kansas Medical Center 2,265

11 MidAmerica Nazarene University 1,861

12 Brown Mackie College - Kansas City 1,748

13 University of Kansas - Edwards Campus 1,232

14 University of Central Missouri - Summit Center 1,200

15 Midwest Baptist Theological Seminary 1,154
Source:  Kansas City Business Journal Book of Lists , 2013

Top Colleges and Universities
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Critical Observations and Conclusions 
The following bullet points summarize some of our general observations relating to the subject’s region. 

 Location - The Kansas City MSA is located in the western portion of the state of Missouri and the 

eastern portion of the state of Kansas.  The area is nearly centered in the United States in all directions 

and as such, is somewhat insulated from the volatility experienced in other areas.   

 Economy – Kansas City’s economy has begun to come back from the recent recession and 

outperforms national trends on most accounts. Both truck and rail traffic through the area and nation 

have been increasing, which drives the need for jobs.  Diversification in the past several years has 

benefited the local economy and is expected to do so in the future with increasing intermodal 

transportation. 

 Population - Population growth in the MSA is forecasted to continue on a trend of conservative, but 

stable growth with the overall MSA growing at a rate of 0.9% per year through 2015. 

 Strengths - Strengths of the area include low cost of living, relatively low unemployment rates, 

especially on the Kansas side, and a well-developed transportation infrastructure and distribution 

network. The two intermodal rail yards will make Kansas City a national distribution hub due to its 

location at the intersection of I-35 and I-70, two central interstates.  There are also a significant 

number of federal government jobs, including the Internal Revenue Service, Federal Reserve Bank of 

Kansas City and the Federal District Courthouse in downtown Kansas City. 

 Weaknesses - Weaknesses within the MSA include the economy’s relatively slow growth, limited rent 

potential in many markets across many property types, the lack of diversity in terms of culture to offer 

new residents and suburban sprawl that is beginning to take its toll on some inner-ring suburbs.   
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City & Neighborhood Analysis 

SUBMARKET AREA MAP 

 
 

NEIGHBORHOOD MAP 
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Overview 
The subject is located in the city of Overland Park in Johnson County. As presented in the table in the 

following section, the county’s population as of the 2010 Census was 451,086. 

Neighborhood Location and Boundaries 
The subject neighborhood is located in the north section of Overland Park. The area is suburban in nature. 

The neighborhood is bounded by West 75th Street to the north, Mission Road to the east, Interstate 435 

to the south, and US Route 69 to the west. 

Population 
Population characteristics relative to the subject property are presented in the following table.  

 

 

Employment 
The area's dominant industries include healthcare and social assistance, retail trade and professional, 

scientific, and technical services. Employment by industry for Johnson County is as follows:  

 

 

Population

Annual % Change Estimated Projected Annual % Change

Area 2000 2010 2000 - 10 2013 2018 2013 - 18

United States 281,421,906 308,745,538 1.0% 314,467,933 325,843,774 0.7%

Kansas 2,688,418 2,853,118 0.6% 2,898,662 2,986,367 0.6%

Kansas City Metro 1,811,254 2,009,342 1.1% 2,042,935 2,110,685 0.7%

Johnson County 451,086 544,179 2.1% 558,177 587,083 1.0%

Source:  Site-to-Do-Business (STDB Online)

Employment by Industry - Johnson County

ACS Estimate Percent of

Industry 2005 - 2009 Employment

Agriculture, forestry, fishing and hunting 1,006 0.35%

Mining, quarrying, and oil and gas extraction 254 0.09%

Construction 14,446 5.01%

Manufacturing 25,037 8.69%

Wholesale trade 13,457 4.67%

Retail trade 33,540 11.64%

Transportation and warehousing 9,710 3.37%

Utilities 1,454 0.50%

Information 15,124 5.25%

Finance and insurance 23,247 8.07%

Real estate and rental and leasing 6,516 2.26%

Professional, scientific, and technical services 30,269 10.50%

Management of companies and enterprises 481 0.17%

Administrative and support and waste mgmt services 10,246 3.56%

Educational services 24,599 8.54%

Health care and social assistance 35,731 12.40%

Arts, entertainment, and recreation 5,170 1.79%

Accommodation and food services 16,400 5.69%

Other services, except public administration 12,991 4.51%

Public administration 8,495 2.95%

Total 288,173 100.00%

Source:  Site-to-Do-Business (STDB Online)
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Unemployment 
The following table exhibits current and past unemployment rates as obtained from the Bureau of Labor 

Statistics. Overall, the subject’s state and county compare favorably to the MSA and the country. 

 

 

Source: Bureau of Labor Statistics – Seasonally Adjusted Year End 

Median Household Income 
Total median household income for the region is presented in the following table. Overall, the subject’s 

MSA and county compare favorably to the state and the country. 

 

 

  

Unemployment

2006 2007 2008 2009 2010 2011 2012 2013 2014 YTD

National 4.6% 4.6% 5.8% 9.3% 9.6% 8.9% 8.1% 7.4% 6.7%

Kansas 4.4% 4.1% 4.4% 7.1% 7.1% 6.5% 5.8% 5.4% 5.5%

Kansas City MSA 5.0% 5.0% 5.6% 8.9% 8.8% 8.0% 6.6% 6.4% 6.4%

Johnson County 4.1% 3.9% 4.4% 6.8% 6.4% 5.8% 5.0% 4.7% 4.7%

Median Household Income

Estimated Projected Annual % Change

Area 2013 2018 2013 - 18

United States $51,314 $59,580 3.2%

Kansas $49,298 $57,889 3.5%

Kansas City Metro $53,916 $63,236 3.5%

Johnson County $71,677 $83,704 3.4%

Source:  Site-to-Do-Business (STDB Online)
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Demographics 
The following table depicts the area demographics in Overland Park within a 1, 3, and 5 mile radius from 

the subject. 

 

 

Transportation Routes 
Major travel and commuter routes within the area of the subject include West 75th Street, West 95th 

Street, W 103rd Street and Interstate 435 and US Route 69, Interstate 35, Antioch Road, Metcalf Avenue, 

Nall Avenue and Mission Road.  Access to the area is considered good. 

Neighborhood Demographics

Radius 1-Mile 3-Mile 5-Mile

Population Summary

2000 Population 15,887 129,865 412,137

2010 Population 15,049 128,056 433,927

2013 Estimated Population 15,160 129,290 439,347

2018 Estimated Population 15,687 133,822 454,772

Annual % Change (2013 - 2018) 0.7% 0.7% 0.7%

Household Summary

2000 Households 7,175 56,749 170,764

% Owner Occupied 59.5% 63.0% 63.3%

% Renter Occupied 36.5% 32.7% 32.2%

2010 Households 6,941 57,897 184,230

% Owner Occupied 57.1% 58.6% 58.7%

% Renter Occupied 34.9% 34.5% 34.1%

2013 Estimated Households 7,056 58,767 187,234

% Owner Occupied 54.8% 56.4% 56.6%

% Renter Occupied 38.3% 37.2% 36.2%

2018 Estimated Households 7,352 61,089 194,368

% Owner Occupied 54.2% 56.8% 57.1%

% Renter Occupied 39.2% 36.9% 35.8%

Annual % Change (2013 - 2018) 0.8% 0.8% 0.8%

Income Summary

2013 Estimated Median Household Income $51,133 $56,482 $59,027

2018 Estimated Median Household Income $63,443 $70,610 $73,681

Annual % Change 4.4% 4.6% 4.5%

2013 Per Capita Income $30,108 $35,520 $36,318

2018 Per Capita Income $35,258 $42,095 $42,734

Annual % Change 3.2% 3.5% 3.3%

Source:  Site-to-Do-Business (STDB Online)
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Neighborhood Land Use 
The subject neighborhood is located in an area with primarily residential land uses. An approximate 

breakdown of the development in the area is as follows:  

LAND USES 

Use Percent 

Built up: 95.00% 

Residential: 75.00% 

Retail: 10.00% 

Office: 10.00% 

Industrial: 5.00% 

Vacant: 5.00% 

Conclusions 
The subject neighborhood is located in the northeastern section of Johnson County.  The subject benefits 

from a growing population base, high household incomes and good access features. The forecast for the 

subject’s neighborhood is good. Overall, the subject neighborhood is in a stability stage of its life cycle. 
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Site Description 

The following description is based on our property inspection, county records, and information provided 

by the client. 
 

PLAT MAP 

 

General Data  
Street Address: 8788 Metcalf Avenue, Overland Park, Kansas 66212 

Parcel Number: NP19000001 000A 

Adjacent Land Uses  
North: Multi-family residential 

South: Single-family residential  

East: Retail/Auto Dealership  

West: Single-family residential 
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Physical Characteristics  
Site Area: 246,480 gross square feet, or 5.66 gross acres 

Shape: Rectangular 

Topography: Slopes downward from west to east 

Parcel Location: The parcel is a mid-block lot. 

Access  
Street Name: Metcalf Lane/Metcalf Avenue 

Street Type: Frontage lane 

At Signalized Intersection: Yes 

Overall Visibility: Good 

Site Improvements  
Utilities: All necessary utilities are available to the site 

On-Site Improvements: 60,323 square foot building, asphalt paved parking lot, parking lot 

lighting.  

Flood Zone Data 
Flood Map Panel: 20091C0038G dated August 3, 2009 

Flood Zone: 

Flood Zone Description: 

Zone X, low flood risk.  

areas of minimal flood hazard from the principal source of flood in 

the area and determined to be outside the 0.2 percent annual chance 

floodplain. 

Other Site Conditions  
Soils: We were not provided a soil report to review.  We assume that the 

soil’s load bearing capacity is sufficient to support the current 

structure.  

Environmental Issues: As referenced in the Assumptions and Limiting Conditions to this 

report, we are not considered an expert nor competent to assess 

environmental issues.  Given this limitation, it is noted that our 

physical inspection of the subject property did not reveal any 

indication of environmental hazard.   

Easements & Encroachments: A current title report was not provided to us.  Our inspection of the 

subject did not note any encroachments that would adversely affect 

the site’s use.  Review of the site survey provided by the client reveals 

a utility easement running east to west along the southern portion of 

the site and another east to west utility easement on the northern 

border of the site.  These easements do not adversely affect the site’s 

use.   

Site Ratings  
Location: Good 

Access: Good 
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Zoning Designation  
Zoning Code: C-3, R-1  

Zoning Jurisdiction: City of Overland Park 

General Plan Designation: Commercial district, single-family residential district 

Zoning Comments: South half of site, consisting of the majority of the parking lot, is 

zoned R-1, single-family residential while the northern half of the site 

is C-3, commercial district.   

Analysis/Comments on Site:  
According to Overland Park City planner Keith Gooch, the city would be cooperative with zoning changes 

to the residential portion of the site for commercial development within designations CP-2 or CP-1, which 

are more restrictive than CP-3.  Uses that would be purposely prohibited through zoning changes for the 

subject site would be in the automotive repair and light industrial type of uses, as well as exterior access 

non-climate controlled type mini self-storage, however, enclosed climate controlled mini self-storage 

would be allowed.  The sloping grade of the site from the west to the east can be a detriment to re-

developers who may incur additional re-grading costs and routing of storm runoff.  As later discussed in 

this report, the highest and best use for the site is for redevelopment as a residential use.  Within the 

zoning hierarchy, property types of more restrictive zoning code can be built in zoning codes with less 

restriction.  As such, residential properties can be built in zones designated for industrial; however 

industrial cannot be built in residential zoning.  Our discussion with city planner Keith Gooch indicated 

that any improvement to the property would be permitted, including residential uses and that the city 

would allow rezoning of the low density residential zoning of the parcel for commercial uses.   
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Improvements Description 

SURVEY 
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The following description is based on our property inspection, county records, and information provided 

by the client, and property manager. 

General Data  
Property Type: Special Purpose 

Property Subtype: Family entertainment; bowling alley, ice rink (former) 

Number of Buildings: One 

Number of Stories: One 

Number of Parking Spaces 388 

Parking Ratio (spaces/GBA) 6.44 

Building Area Source  
GBA Source Appraiser made own measurements of building during inspection 

Building Areas & Ratios  
Gross Building Area (GBA): 76,126 square feet (based on appraiser’s measurements) 

Floor Area Ratio (FAR): 0.24 

Age / Life   
Year Built: 1959 

Actual Age: 55 years 

Effective Age: 40 years 

Typical Building Life: 40 years 

Remaining Economic Life: 0 years 

Exterior  
Construction Class: Class C per Marshall Valuation Service 

Foundation: Concrete slab 

Frame/Walls: Stone/concrete block 

Exterior Wall Finish: Stone/stucco 

Windows: Fixed pane in aluminum frame 

Interior  
Floors: Bare concrete/loose rock in some areas 

Walls: Stone and concrete block 

Ceiling Finish: Exposed structural members 

Lighting Fixtures: Hanging fluorescent for temporary lighting 

No. of Restrooms: Zero, restrooms have been removed 

Furniture, Fixtures & Equipment: None 
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Mechanical Systems  
Electrical: Minimal electrical was left in place; building is in shell condition  

Plumbing: Plumbing has been removed 

HVAC: All mechanical units and air ducts have been removed from the 

building except for a few ceiling mounted heaters for the purpose of 

keeping pipes from freezing in winter.  The space has blowers and 

fans for ventilation in summer. 

Fire Protection: Wet sprinklers 

Legal, Conforming Status  
Legally Permitted Use: N/A, building is currently in shell condition 

Conforms to Parking Standards: Yes 

Improvement Ratings  
Quality: Average 

Condition: Poor 

Functional Utility: The subject has poor functional utility 

Deferred Maintenance: The building is in shell condition. There is evidence of mold in the 

restrooms on the ice rink level.   

Overall Rating: Poor 

Analysis/Comments on Improvements 
The subject is a special purpose building with a gross area of 76,126 square feet. The improvements are of 

Class C construction, were constructed in 1959, and were in shell condition as of the effective date of 

value.   

 

The subject suffers significantly from the adverse effects of functional obsolescence in the design of the 

building.  The building was constructed in 1959, and since that time, there have been many code changes 

which are difficult and costly to address with the existing structure.  These detrimental characteristics in 

design include, but are not limited to the lower level being accessible only by a steep ramp that is not 

ADA compliant, and the configuration of the levels for what once worked for the previous use as a 

recreational ice rink and bowling alley now present many challenging obstacles for reuse.  
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The ice rink roof is pitched with a ceiling height on the east side that is too low for indoor sport 

regulations, as was pointed out by interested investors during the subject’s listing period.   

 

 
 

The structural columns are in places that restrict enlarging the ice rink to a regulation size rink, which 

made the space unusable for ice sports.   

 

 
 

  



FORMER KING LOUIE PROPERTY 

IMPROVEMENTS DESCRIPTION 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 25 

Design characteristics that make the space difficult to reuse for other commercial uses include its large 

size at 76,126 square feet, which meets the needs of a very limited pool of buyers, ceiling heights 

throughout which are too low for indoor recreation uses but too high for many general commercial uses, 

and its undesirable layout with changing floor heights for what once was the bowling lanes. 

            

       
 

Additional design features which have curbed interested buyers is the design of the building.  While iconic 

in its time for innovative and modern design with 1950’s vintage, many modern businesses are not 

particularly fond of the exterior appeal with atypical roof designs and stone work. 
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Discovered items of deferred maintenance provided by the client that have not been remediated include 

mold on the walls of the lower level restrooms and broken roof drains that run under the building that are 

leaking water underground, with standing water and moisture visible on floor surfaces during inspection. 

 

 

     

     
 

  

kmorris
Highlight
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Below are additional photos depicting the current interior condition. 
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Additional exterior views showing current condition. 
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A list of repairs and demolitions made to the building since its purchase were provided by the client with 

a total cost of $1,650,000.  These items are listed below: 

 

Roof replaced over bowling alley space and over ice rink space 

Coping cap replaced in its entirety 

Structural glulams replaced on the east at the ice rink 

New roof drainage collection system on the east side at the ice rink 

Windows replaced on the east of ice rink 

Storefront replaced at main entry 

Storefront door and upper window panel replaced on the northeast exit 

Building gutted of all finishes (including ceilings), most fixtures and most HVAC (including boiler) 

Building heated to minimum level to ensure sprinkler piping does not freeze (only ventilation in summer) 

Sprinkler system charged, operational and heads pointing up after ceiling removal 

Removal of restrooms on main level 

Tuck pointing of exterior landscape walls 

Tuck pointing and flashing repair at spire at main entry 

Removal of A/V in ice rink 

Removal and infill of old return air/drain tunnel under old ice rink 

Removal of ice rink piping and bleachers 

Some new roof drain piping 

Tuck pointing at block walls 

Painting of exterior (where applicable) 

New garage door 

Asbestos removed except small portions at roof penetrations 

Doors that had lead based paint were removed 

Installed basic overall lighting in areas that had ceiling removed 

 

 

    

 

 



FORMER KING LOUIE PROPERTY 

ASSESSMENT & TAX DATA 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 30 

Assessment & Tax Data 

Assessment Methodology 
In the State of Kansas, commercial property is assessed at 25% of its appraised value. Vacant land is 

assessed at 12% of its appraised value. Because the subject is currently owned by Johnson County, Kansas, 

it is tax exempt. The subject’s appraised values, applicable tax rates and total taxes, including direct 

assessments, are shown in the following table: 

 

 

Conclusion 
Currently, the subject is tax exempt.  It is reasonable to believe that if the subject becomes privately 

owned for any use or redevelopment, the taxes will be significantly increased.  

Tax Year 2011 2012 2013 2014

Total Appraised Value $2,250,000 $1,950,000 $2,217,620 $3,154,980

Appraised Value/SF of GBA $29.56 $25.62 $29.13 $41.44

   Land $400,538 $0 $0 $0

   Improvements $161,963 $0 $0 $0

Total Assessed Value $562,501 $0 $0 $0

Mill Levy 0.102413 0.00 0.00 0.00

Real Estate Taxes $57,607 $0 $0 N/A

Special Assessments $3,422 $1,992 $1,992 N/A

Total Taxes $61,030 $1,992 $1,992 N/A

Total Taxes/SF of GBA $0.80 $0.03 $0.03 N/A

Payment Status Paid Paid Paid Not Due

Amount Due $0 $0 $0 $0



FORMER KING LOUIE PROPERTY 

HIGHEST & BEST USE 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 31 

Highest & Best Use 

The Highest and Best Use of a property is the reasonably probable and legal use of vacant land or an 

improved property that is: physically possible, appropriately supported, financially feasible, and that 

results in the highest value. 

 

It is necessary to determine the highest and best use of a subject property both As If Vacant, and As 

Improved. Improved properties may have a highest and best use that is different than the existing use. 

The existing use will generally continue however, until land value exceeds the total value of the property 

in its existing use plus demolition costs.  

Analysis of Highest and Best Use as if Vacant 
In determining the highest and best use of the property as though vacant, we focus on: 1) the existing 

use, 2) a projected development, 3) a subdivision, 4) an assemblage, or 5) holding the land as an 

investment. 

Legally Permissible 

The appraised site is split by two zoning classifications, C-3, R-1; Commercial district, single-family 

residential district. Permitted uses under C-3 include a wide range of commercial uses and the permitted 

uses for R-1 are limited to low density single-family residential. The probability of the site’s current use 

changing is likely, if listed for sale, as the subject is a candidate for redevelopment to an alternative use if 

purchased by an investor, at which point the zoning would likely change.  The zoning is not likely to 

change if it remains under ownership of Johnson County in holding for future municipal use.  In an 

interview with Keith Gooch, an Overland Park City Planner, he explained that the city would allow for any 

change of zoning that improves the property but would disallow any industrial or manufacturing type of 

uses.  

Physically Possible 

The appraised site is rectangular in shape and contains 246,480 square feet. Utilities available to the site 

include all necessary utilities are available to the site. The site has good visibility with good frontage along 

Metcalf Avenue. According to flood plain maps, the property is not within a flood plain. Physically possible 

uses of the site include any use not restricted by the size of the site. 

Financially Feasible 

After determining the uses that are physically possible and legally permissible, an appraiser considers the 

uses that are likely to produce an adequate return on investment based on a cost/benefit analysis or 

through direct market observation.  

 

The market demand for the development of the appraised site is considered stable, when considering the 

balance of similar properties (therefore, feasibility of developing the site in current market conditions is 

marginal). The location of the site in northern Johnson County in a mature market brings additional 

attention from developers as land is typically at a premium in these areas due to a lower supply of vacant 

land which makes entry into these markets more difficult.  However, most of the commercial development 

is taking place in the southern portion of Johnson County where the direction of growth and larger 

household incomes are present in comparison to the aging subject neighborhood. 
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Maximally Productive 

Among the financially feasible uses, the use that results in the highest value (the maximally productive 

use) is the highest and best use. Considering these factors, the maximally productive use as though 

vacant, is holding for future residential development as warranted by demand. 

Conclusion of Highest and Best Use as though Vacant 

The conclusion of the highest and best use as though vacant, as analyzed in the following sections, is 

holding for future residential development as warranted by demand as later discussed in detail within the 

following section for analysis of highest and best use as improved.  

Analysis of Highest and Best Use as Improved 
In determining the highest and best use of the property as improved, the focus is on three possibilities for 

the property: 1) continuation of the existing use, 2) modification of the existing use, or 3) demolition and 

redevelopment of the land. An excerpt from The Appraisal of Real Estate – 14
th

 Edition (pg. 337) further 

explains: “The theoretical focus of highest and best use analysis is on the potential uses of the land as 

though vacant. In practice, however, the contributory value of the existing improvements and any possible 

alteration of those improvements are just as important in determining highest and best use and, by 

extension, in developing an opinion of the market value of the property.” 

1) Continuation of the existing use 

The improvements are in a shell condition, and it is not likely that the property can continue to support 

the existing improvements well into the future. The building itself has exhausted its useful life and has 

many characteristics that pose serious challenges for conversion.  The property does not meet the current 

market expectations for the submarket in which it competes.  The subject was built in 1959 for indoor 

family entertainment, and the surrounding aging demographics no longer support the family 

entertainment business with family growth taking place predominantly in western Shawnee and south 

Overland Park.  During the subject’s listing with two different brokerage firms, several family 

entertainment businesses showed interest in the facility, but were discouraged by the functional issues 

with the space with ceiling heights being too low and structural column placement being obstacles for 

many indoor sporting uses.  Modern built ice rinks require two sheets of ice to fulfill needs related with ice 

sports, which is not a possibility for the subject according to those previously interested buyers that 

operate in the ice rink industry. As explained in The Appraisal of Real Estate – 14
th

 Edition (pg. 346) ”Even 

though a property was developed with one use, alternative uses are physically possible, just not always 

financially feasible.”     

 

Other concerns for indoor family entertainment investors included the large size of the subject building 

and the many unknowns with the renovation and repurposing of an older building that are not of concern 

when building to suit.  Many of these potential buyers according to the brokers who listed the subject 

prior to the 2011 purchase moved on to building new facilities in areas with more supportive 

demographics, for the potential cost savings and locational market stability in the direct path of family 

growth.  Uncertainty in the market and the risk involved considering all of the unknowns with the subject 

building increases the apprehensiveness of the area developers and investors.   

 

Our test to analyze the continuation of the existing use of the subject as the highest and best use as 

improved is to first estimate the value of the site with the improvements in ”As Is” condition by 

comparison to sold buildings similar in location, size, condition and quality, land to building ratio and 

functional utility. The subject property consists of a special use building constructed in 1959 containing 

76,126 square feet with a land-to-building ratio of 3.23. At the time of our inspection, the subject was in 

shell condition with visible water on the floors throughout the building.  The client noted evidence of 
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mold detected in the lower level restrooms that has yet to be remediated.  The sales we concluded to be 

most comparable to the subject for analysis consisted of school buildings and churches as they generally 

have a degree of functional utility in design and layout causing difficulty for many conversions of use.  

Large box retail stores were considered for this analysis, but their far superior functional utility in layout 

and design allows for many uses, which is a trait not shared by the subject and provides misleading 

indications for the resale potential of the subject structure with its design and layout.     

 

The comparable sales we used to analyze the subject are described and illustrated in the table below.  

Sale 1 

Sale 1 is located in Merriam, Kansas. It is a 44,962 square foot Class C school building that was built in 

1962.  This property has a land to building ratio of 7.64-to-1.  The building was vacated sometime around 

2004 where it remained empty until its purchase in August 2009.  It sold for $300,000 in August 2009.  The 

buyer indicated that there was significant deferred maintenance and upgrades required in order to bring 

the building to code.  The buyer reportedly spent an additional $400,000 in repairs, and renovations from 

a school for use as a church.  For the purposes of this analysis, the unadjusted purchase price was 

analyzed in its initial condition before renovations which provides a more accurate indication for the 

subject in its shell condition.  Sale 1 is superior to the subject in condition, size, land-to-building ratio, and 

functional utility; but is inferior in location. Overall, we found Sale 1 to be similar to the subject property. 

 

 

Sale 2 

Sale 2 is located in Overland Park, Kansas. It is a 58,951 square foot Class C school building that was built 

in 1968.  This property has a land to building ratio of 5.62-to-1.  The building was in average condition at 

the time of sale with no significant items of deferred maintenance.  The building was purchased by 

Emmanuel Chinese Baptist Church, Inc. for conversion of use from a school to a religious gathering facility.  

The building was in ready to use condition and no atypical costs after sale were reported.  This property 

was purchased for $1,300,000 in September 2013.  Sale 2 is superior to the subject in condition, size, land-

to-building ratio, and functional utility; but is inferior in location. Overall, we found Sale 2 superior to the 

subject property. 
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Sale 3 

Sale 3 is located in Lenexa, Kansas.  It is a 53,237 square foot Class C school building that was built in 

1964, with a land-to-building ratio of 11.71-to-1. The building was reported as average in condition at the 

time of sale.  The building was purchased by Shawnee Mission Unitarian Universalist Church for 

conversion of use from a school to a religious gathering facility.  This property was purchased for 

$1,250,000 in November 2011.  Sale 3 is superior to the subject in condition, size, land-to-building ratio, 

and functional utility; but is inferior in location. Overall, we found Sale 3 superior to the subject property. 

 

 

Sale 4 

Sale 4 is located in Overland Park, Kansas.  It is a 59,414 square foot Class C school building that was built 

in 1997, with a land-to-building ratio of 4.01-to-1. The building was reported as average in condition at 

the time of sale.  The building was purchased by Vineyard Church for religious assemblage and was 

already being operated as a church at the time of sale by the seller.  Few modifications were made or 

necessary to the property after the sale due to the already converted improvements and the functional 

and usable condition of the building.  This sale included two parcels, one of which contains a residential 

home estimated at $170,000.  For this purposes of this analysis, this tract was not included in our 

calculations.  This building sold for $3,135,000, accounting for the value of the residence, at $52.77 per 

square foot in November 2009.  Sale 4 is superior to the subject in condition, size, and functional utility; 

similar in land-to-building ratio and inferior in location. Overall, we found Sale 4 superior to the subject 

property. 
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Sale 5 

Sale 5 is located in Overland Park, Kansas.  It is a 46,000 square foot Class C industrial building that was 

built in two phases both in 1970 and 1985, with a land-to-building ratio of 1.90-to-1. The building was 

reported as average in condition at the time of sale.  The building has been converted to an indoor sports 

facility.  The sale was a lease purchase option after the first 12 months of the lease; therefore was 

purchased by the tenant at the time of sale.  This property sold for $1,500,000 in March 2008.  Sale 5 is 

superior to the subject in condition, quality, size, and functional utility; and inferior in location and land-

to-building ratio.  Overall, we found Sale 5 superior to the subject property. 

 

 
 

Sale 6 

Sale 6 is located in Roeland Park, Kansas in north Johnson County.  It is a 65,979 square foot Class C 

school building that was built in 1969, with a land-to-building ratio of 2.96-to-1. The building was 

reported as fair in condition at the time of sale.  The former school building was purchased by The Roman 

Catholic Archdiocese of Kansas City for office space and special needs school programs.  The property was 

purchased for $805,000 in December 2005.  Sale 4 is superior to the subject in condition, and size; inferior 

in land-to-building ratio and location. Overall, we found Sale 6 superior to the subject property. 
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Sale 7 

Sale 7 is located in Overland Park, Kansas.  It is a 109,640 square foot Class C building that was built in 

1976, with a land-to-building ratio of 2.49-to-1. The building was reported as average in condition at the 

time of sale.  The building was purchased for continued use as a fitness center and was in functional and 

usable condition at the time of sale.  The property was purchased for $2,700,000 in December 2005 at 

$24.63 per square foot of gross building area.  Sale 4 is superior to the subject in condition, location and 

functional utility; inferior in size and land-to-building ratio. Overall, we found Sale 7 superior to the 

subject property. 

 

 

Sale 8 

Sale 8 is located in Overland Park, Kansas.  It is a 49,750 square foot Class S school building that was built 

in 1984, with a land-to-building ratio of 4.83-to-1. The building was reported as average in condition at 

the time of sale.  The building was purchased for continued use as a fitness center and was in functional 

and usable condition at the time of sale.  The property was purchased for $1,850,000 in March 2004 at 

$37.19 per square foot of gross building area.  Sale 8 is superior to the subject in condition, size, land-to-

building ratio and functional utility; and similar in location. Overall, we found Sale 8 superior to the subject 

property. 
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Continuation of the existing use conclusion 

All of these comparable sales are considered in far superior condition as they were all usable and 

functional spaces at their respective time of sale.  Modifications and/or moving walls and updating the 

space requires far less time and money in comparison to the level of renovation required to bring the 

subject building only to the lowest degree of usability.  Ms. Navarro, who previously had the listing of the 

subject and represented the seller, explained that selling the subject today for even $10.00 per square 

foot of gross building area would be a challenge.  In consideration of the comparable sales viewed and 

Name Location YOC

Total 

NRA Sale Price $/SF Date of Sale

Comparison to 

Subject

Subj. Former King Louie 8788 Metcalf Avenue 1959 76,126 N/A N/A N/A N/A

1 South Park Elementary 8715 W 49th Terrace 1962 44,962 $300,000 $6.67 8/29/2009 Similar

2 Dorothy Moody Elementary 10101 England Drive 1968 58,951 $1,300,000 $22.05 9/16/2013 Superior

3 Shawnee Mission Unitarian 9400 Pflumm Road 1964 53,237 $1,250,000 $23.48 11/3/2011 Superior

4 Vineyard Church 8301 Lamar Avenue 1970 59,414 $3,315,000 $55.79 11/6/2009 Superior

5 68 Sports 9111 Flint Road 1970/1985 46,000 $1,500,000 $32.61 3/31/2008 Superior

6 School Building 4901 Reinhardt 1969 65,979 $805,000 $12.20 12/29/2005 Superior

7 Bally Total Fitness 6700 W 110th Street 1976 109,640 $2,700,000 $24.63 12/12/2005 Superior

8 Athletic Club of Overland Park 10440 Marty Street 1984 49,750 $1,850,000 $37.19 3/18/2004 Superior

MIN 44,962 $300,000 $6.67

MAX 109,640 $3,315,000 $55.79

AVERAGE 60,992 $1,627,500 $26.83

Summary of Sales

Value per square foot $7.00

Building size gross building area 76,126 SF

Indicated value $550,000 (rounded)

Sales Comparison Approach
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analyzed, we would have to conclude the same sentiments for the marketability of the subject in its 

current condition.       

2) Modification of the existing use  

Viable options we researched for potential modification of the existing improvements, as well as razing 

improvements with redevelopment of the site included religious facilities, climate controlled mini-storage, 

retail and office uses.  In our due diligence we researched each of these markets and spoke with key 

market participants who were involved in the listing history of the subject as well as some who are experts 

in these particular fields. In context of modified use alternatives, The Appraisal of Real Estate – 14
th

 Edition 

(pg. 346) explains ”The future economic performance of the existing improvements is the core concern in 

testing the alternative uses of the property as improved.”  The text goes on to say “The costs of curing 

physical deterioration or functional obsolescence, redesigning a building, or converting the existing 

improvements into an alternative use (including a provision for profit) should be analyzed in light of the 

value created in the market. The effect on value of implementing any changes is more important than 

simply how much the changes will cost. If the changes will not be economically feasible, the expenditures 

would not be made.” 

 

Upon first look, the most visibly apparent alternative for conversion of the existing improvements is for a 

religious facility.  During the listing period of the subject several churches showed interest in the property.  

Through their research on renovating the property to fit their needs, these interested parties found the 

costs to be too great for the project to be financially feasible.  Economically, the demographics are aging 

in the vicinity which lessens the appeal for religious facilities.  Additionally, the site would not allow for 

future expansion if the congregation was to grow.  During the listing period, Audrey Navarro and Scott 

Miller met with the interested churches and mentioned these churches were apprehensive to take on this 

scale of project with so many functional obstacles within the building and the current condition.  For these 

reasons, religious facility use is not considered to be a feasible modification of use. 

 

Climate controlled self-storage is another option we researched for potential reuse of the subject 

building.  The former Hy-vee building at 91
st
 Street just to the east of Metcalf Avenue was recently 

purchased by the holding company of StorageMart for a conversion to climate controlled self-storage, 

according to inside information from area brokers, although the sale has not yet been recorded.  While 

this is a permitted use within the zoning, area brokers familiar with the purchase explained that 

StorageMart is having difficulty in getting preliminary city and county approvals for conversion of the 

existing building to self-storage.  In an interview with an area expert on self-storage facilities, he 

mentioned that the margin of lease rates between climate controlled and non-climate controlled self-

storage is very narrow in the metro due to the large supply of climate controlled storage in our market.  

Additionally, the building presents several design challenges for conversion to self-storage in comparison 

to the former Hy-vee grocery store building and the parking is too large for the needs of storage facilities.  

For these reasons, self-storage does not seem to be a feasible reuse of the subject. 

Modification of existing use conclusion 

Sale 1, in the continuation of existing use section above, is the most comparable to the subject for its 

vacancy at the time of sale and the significant repairs and money spent to bring the property to usable 

and functional condition respective to the purchase price.  The other sales sold generally in the $20.00 to 

$30.00 per square foot range.  These properties were in usable condition at their time of sale.  Sale 4 of a 

school that had been converted for church use was already renovated and modified for reuse before the 

purchase and sold for $55.79 per square foot.  Audrey Navarro and Scott Miller have brought potential 

purchasers to the building with the higher renovation cost estimates being around $10,000,000.  The 

lower estimations were for modification to a church use with estimations around $5,000,000.  Those costs 
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for modification alone are $66 dollars per square foot at a minimum, without the addition of an initial 

purchase price.  Our research and analysis indicates that modification of the subject is not financially 

feasible. 

3) Demolition and redevelopment of the land  

As described in The Appraisal of Real Estate “When land is not vacant…, the land’s contribution to the 

value of the property as improved depends on how the land could optimally be used.  An appraiser 

eliminates uses that are not legally permissible and physically possible before analyzing the financial 

feasibility of the remaining alternative uses of land as though vacant. Only those uses that meet the first 

two criteria are analyzed further. For a use to be financially feasible, it must be able to produce a positive 

return to the land after considering risk and all costs to create and maintain the use. In determining which 

uses are legally permissible and physically possible, an appraiser eliminates some uses from consideration. 

…economic demand for the subject property is a prerequisite to the financial testing of alternatives. 

Analyses of supply and demand and of location are needed to identify the uses that are financially 

feasible. The desire for a particular use in a particular location is essential. Clues that supply and demand 

may not support a particular use include vacancy throughout the market area or no new construction 

when land is available. The results of market analysis can lead to the potential consideration of the 

presence of obsolescence.”   

Retail 

The immediate surrounding area has been a difficult area for retail use, as evidenced by the neighboring 

former Fuddruckers restaurant that has changed operators multiple times over the last five years, and the 

strip mall across Metcalf Avenue to the east has struggled as well to maintain tenancy.  The revisioning of 

Metcalf Avenue has increased demand for Metcalf Avenue frontage with large developments primarily 

taking place between Shawnee Mission Parkway and Johnson Drive to the north, known as Mission 

Crossing, as well as a massive multi-faceted commercial development project at 95
th

 Street and Metcalf 

Avenue to the south.  Both of these projects are being developed by Lane4 Property Group Inc.  The 95
th

 

Street project included the purchase of two prime but largely vacant commercial properties on the 

southeast and northeast corners of 95
th

 Street and Metcalf Avenue, known as 95 West Shopping Center 

and Metcalf South Mall.  The two sites contain a total of 62.11 acres of which the development company 

has plans for big box anchored retail, boutique shopping, apartment housing, office space, restaurants 

and entertainment with the potential for senior housing in later stages of the development.  Other area 

active retail developments within north Johnson County include the Mission Gateway project at the 

northwest corner of Shawnee Mission Parkway and Roe Avenue which includes a Walmart, retail pad sites 

and apartment housing, as well as the 359,000 square foot IKEA building currently under construction at 

Johnson Drive and Interstate 35.  This project will likely draw more interest and spur more development at 

the Johnson Drive and Interstate 35 corridor.  With these massive projects taking place, soon bringing 

hundreds of thousands or square feet of retail space to the market over the next few years, vacancies are 

sure to rise and absorption rates will slow down.  The revisioning of Metcalf could bring retail interest to 

the subject site at some point in the future, but that is only speculation.  In the near term, retail does not 

appear to be a viable option for the subject site.  We discussed the possibility of retail at the subject site 

with several area brokers who all held the same reservations. 

 

An excerpt from Cassidy Turley’s 2014 Retail Forecast describes the ongoing economic challenges for 

mid-priced retail on the national scale, as described below: 

 

There are two basic factors impacting retailer demand today. The first remains the economy. 

While high-end consumers are back, the middle class largely remains in frugality mode. The good 

news is that this is slowly lessening and the return of the housing market will accelerate this trend. 
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However, in terms of retailer performance it has led to the creation of what is more or less an 

exaggerated hourglass in which luxury retailers are doing well at one end of the spectrum and 

discounters are doing well at the other. Many mid-priced players, however, continue to face 

challenges. These challenges have been particularly exacerbated for hard goods chains that fall 

into this category because of the additional impact of the other major factor impacting retail 

today; the growing encroachment of e-commerce. 

Retail Conclusion 

Our research has led us to the conclusion that market demands do not warrant retail development at this 

time or in the foreseeable future.    

Office 

Office development is in low demand within the market area as developers are not likely to build without 

a tenant in place due to the long holding period and lease up costs associated with office development.  

Office development that is taking place in the market is typically build-to-suit projects and there are much 

more attractive infill areas in the market for office development along College Boulevard.  Until these 

areas are absorbed, the subject site would not be of interest to investors.  For these reasons, office is not 

considered a feasible use. 

Office Conclusion 

Our research has led us to the conclusion that market demands do not warrant office development at this 

time or in the foreseeable future.    

Residential  

Our research has led us to the conclusion that the highest and best use for redevelopment of the subject 

site based on market demands, financial feasibility, and surrounding uses is for future residential 

development in some form whether it be within single-family, multi-family or senior living uses.  We have 

determined that this would fetch the highest value as a vacant land site ready for development based on 

area trends and an increased demand for multi-family and senior living facilities that would allow for 

immediate development as opposed to the holding period often associated with office development.  

This conclusion is supported by the opinions of the several are brokers we interviewed.  Kevin Tubbesing, 

CCIM, a broker with The Land Source who specializes in the marketing of commercial land in the metro, in 

reference to the subject site, explained that retail is not needed in the area and any use other than multi-

family, senior living, or senior care would be of lower than desired intensity.  He further explained that the 

subject was purchased above market and that the subject is an asset only for its land value for 

redevelopment.  Mr. Tubbesing’s opinions are supported by our own findings as well as many others in 

the industry. 

Residential Conclusion         

Our research has led us to the conclusion that residential development is the only use that meets all of 

the criteria and tests for highest and best use based on investment returns and market demands.    
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Demolition Costs 

The final test is to analyze the demolition and development of the subject’s land. The subject property 

consists of one building totaling 76,126 square feet. The following table was obtained from Marshall 

Valuation Service to estimate the cost to demolish the existing improvements.  

 

 
 

The following table illustrates the total cost to demolish the existing improvements. 

 

 
 

After the demolition of the subject, the owner would have a vacant lot. As demonstrated in the land valuation 

section of this report, the subject’s primary site has an estimated value of $1,250,000. Since the buildings must 

be demolished and the land cleared prior to being able to achieve that value, we must deduct the cost of 

demolition from this land value. This can be seen in the table below. 

 

 
 

Based on this calculation, our estimation of land value after demolition costs is within the range of $790,000 

and $940,000.  We have estimated the demolition costs to total $400,000, toward the middle of the range.  

While the subject building has had interior demolition completed which will minimize the amount of material to 

be hauled from the site, the subject has multiple levels in a very large footprint which will increase costs as well. 

 

 

Conclusion Of Highest And Best Use As Improved 
Our value of the subject property with the current improvements in place is $550,000.  The value of the subject 

property as a cleared vacant site ready for redevelopment based on the land value estimated in the following 

section of this report, less the demolition costs of the existing building is $850,000.  Based on these estimations, 

it appears the current improvements do not contribute additional value to the site.  We have concluded the 

highest and best use of the subject property to be razing the existing improvements for redevelopment to a 

residential use. 

Low High

Cost per square foot $4.06 $6.05

Total Estimated Demo Costs $309,072 $460,562

Demolition Costs

Low High

Land Value $1,250,000 $1,250,000

Demolition Costs $309,072 $460,562

Indicated value $940,928 $789,438

Land Value Less Demolition Costs

Land Value $1,250,000

Demolition Costs $400,000

Indicated value $850,000

Land Value Less Demolition Conclusion
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Most Probable Buyer/User 
As of the date of value, the most probable buyer of the subject property is a developer, and the most probable 

user would be a commercial residential user. 

1) Continuation (As Is) $550,000

2) Modified Use N/A

3) Demolition and Redevelopment $850,000

Highest and Best Use Conclusions
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Appraisal Methodology 

Three Approaches to Value 
There are three traditional approaches typically available to develop indications of real property value: the 

cost, sales comparison, and income capitalization approaches.  

Cost Approach 

The cost approach is based upon the principle of substitution, which states that a prudent purchaser 

would not pay more for a property than the amount required to purchase a similar site and construct 

similar improvements without undue delay, producing a property of equal desirability and utility. This 

approach is particularly applicable when the improvements being appraised are relatively new or 

proposed, or when the improvements are so specialized that there is little or no sales data from 

comparable properties. 

Sales Comparison Approach 

The sales comparison approach involves the direct comparison of sales and listings of similar properties, 

adjusting for differences between the subject property and the comparable properties. This method can 

be useful for valuing general purpose properties or vacant land. For improved properties, it is particularly 

applicable when there is an active sales market for the property type being appraised – either by owner-

users or investors. 

Income Capitalization Approach 

The income capitalization approach is based on the principle of anticipation, or the assumption that value 

is created by the expectation of benefits to be derived in the future, such as expected future income flows 

including the reversion, or future re-sale of the property appraised. Its premise is that a prudent investor 

will pay no more for the property than he or she would for another investment of similar risk and cash 

flow characteristics. The income capitalization approach is widely used and relied upon in appraising 

income-producing properties, especially those for which there is an active investment sales market. 

Subject Valuation 
We valued the property as a tract of vacant residential land. We utilized the sales comparison approach to 

value the subject. We did not use the cost approach and income capitalization approach in this report, as 

they are not typically utilized in the valuation of land.  
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Land Valuation 

Methodology 
Land is most often valued using the sales comparison approach. This approach is based on the premise 

that a buyer would pay no more for a specific property than the cost of obtaining a property with the 

same utility. In the sales comparison approach, the opinion of market value is based on closed sales, 

listings and pending sales of properties similar to the subject property, using the most relevant units of 

comparison. The comparative analysis focuses on the difference between the comparable sales and the 

subject property using all appropriate elements of comparison. 

Unit of Comparison 

The unit of comparison depends on land use economics and how buyers and sellers use the property. The 

unit of comparison in this analysis is price per square foot. 

Elements of Comparison 

Elements of comparison are the characteristics or attributes of properties and transactions that cause the 

prices of real estate to vary. The main elements of comparison that are considered in sales comparison 

analysis are as follows: (1) real property rights conveyed, (2) financing terms, (3) conditions of sale, (4) 

expenditures made immediately after purchase, (5) market conditions, (6) location and (7) physical 

characteristics. 

Comparable Sales Data 

A search of data sources and public records, a field survey, interviews with knowledgeable real estate 

professionals in the area, as well as a review of our internal database was also conducted to obtain and 

verify comparable sales and listings of vacant land properties. 

 

We used five sales in our analysis, as these sales are judged to be the most comparable in developing an 

indication of the market value of the subject property.   

 

The following table summarizes each of the land sale comparables and is followed by a map displaying 

the location of each comparable in relation to the subject. Summary sheets detailing each comparable 

follow the location map. 

 

 
 

Subject Sale # 1 Sale # 2 Sale # 3 Sale # 4 Sale # 5

CompID 628024 608914 624011 627313 625898 610566

Name
Former King Louis 

property

Heritage of Overland 

Park

Hearthview 

PrairieFire 

Apartments

Westchester 

Townhome Land

The Lodge at 

Overland Park
Bethel Estates III

Address 8788 Metcalf Avenue SEQ 127th & Switzer
5809 West 137th 

Street

13415 West 87th 

Street Parkway

5000 Indian Creek 

Parway
335 W. Madison

City Overland Park Overland Park Leawood Lenexa Overland Park Gardner

Sale Price N/A $625,000 $4,002,000 $235,000 $3,332,000 $618,000 

Date of Sale N/A 10/5/2009 12/15/2012 5/30/2012 1/31/2012 6/9/2011

Adjusted Sale Price N/A $625,000 $4,350,000 $235,000 $3,594,500 $618,000 

Land Sq Ft 246,480 174,751 392,889 123,355 464,909 225,205 

Price / SF of Land N/A $3.58 $11.07 $1.91 $7.73 $2.74 

Zoning Code C-3, R-1 R-1/SUP MXD RP5 RP-6 RP-3
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COMPARABLE SALES MAP 

 
 

Sale 1 

Sale 1 is located in Overland Park, Kansas. It is a 174,751 square foot tract of land.  The buyer obtained a 

special use permit allowing for a 48 unit senior living facility.   
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Sale 2 

Sale 2 is located in Overland Park, Kansas and is part of the PrairieFire development.  The tract was 

purchased for the development of a 10 building, 300 unit apartment complex.  The adjusted sale price 

was used for analysis to include additional costs paid by the buyer for contract extension fees in the 

amount of $348,000. 

 

Sale 3 

Sale 3 is located in Lenexa, Kansas.  The tract is 123,355 square feet and was purchased for the 

development of a 25 unit townhome project.  A very small portion of the tract is located within the 500 

year flood zone, which does not seem to impact its value. 
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Sale 4 

Sale 4 is located in Overland Park, Kansas.  The tract was purchased for the development of a five building, 

230 unit luxury apartment project.  The adjusted sales price was used for analysis to include developer 

fees paid from the buyer to the seller in the amount of $262,500.    

 

 
 

Sale 5 

Sale 5 is located in Gardner, Kansas.  It is a 225,205 square foot tract of land that was purchased for the 

development of a 48 unit senior living facility with community center.  It was reported in this sale that 

there may be a conflicting interest in the partial ownership between the seller and buyer, therefore may 

not be a true arm’s length transaction.  For this reason, this sale is used with caution with minimal weight 

and included for informational purposes as a sale for the development of senior living facilities. 
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Land Sales Comparison Analysis 
We analyzed the sales and made adjustments for differences in the elements of comparison previously 

listed. The comparable sales are adjusted to the subject: if the comparable sale was superior to the 

subject, we applied a negative adjustment to the comparable sale. A positive adjustment to the 

comparable property was applied if it was inferior to the subject. A summary of the elements of 

comparison follows. 

Transaction Adjustments 

These items are applied prior to the application of property adjustments. Transaction adjustments include:  

 

1. Real Property Rights Conveyed 

2. Financing Terms 

3. Conditions of Sale 

No transaction adjustments were necessary. 

Property Adjustments 
Property adjustments are usually expressed quantitatively as percentages that reflect the increase or 

decrease in value attributable to the various characteristics of the property. In some instances, however, 

qualitative adjustments are used. These adjustments are based on locational and physical characteristics 

and are applied after the application of transaction adjustments. The adjustments include: 

  

1. Location 

2. Zoning/Density 

3. Size 

4. Utilities 

5. Shape 

 

The adjustments are discussed as follows:  

Location 

The subject is located in Overland Park, Kansas on a moderate high traffic stretch of Metcalf Avenue.  Sale 

1 is considered to be in an inferior location for its access and traffic therefore an upward adjustment was 

made.  Sale 2 is part of a new high end development known as PrairieFire in a highly desirable and 

growing area therefore a downward adjustment was applied.  Sale 3 is in a similar area to the subject, 

however, recent interest and development along Metcalf Avenue was given slightly superior status 

therefore a minimal adjustment upward was made.  Sale 4 is part of a larger development known as 

Mission Farms that incorporates high end dining, shopping, residential and office space.  This 

development is considered superior to the subject area therefore a downward adjustment was made.  Sale 

5 is within the city of Gardner which is an overall inferior part of Johnson County to the Overland Park 

area for access, amenities, and proximity to the larger metro; therefore an upward adjustment was made.         

Zoning/Density  

We have based our adjustments for zoning and density on the assumption that the subject property 

would become zoned R-3, the equivalent of the zoning designation of the garden apartment 

development that adjoins the subject to the north.  This would allow for a maximum allowable density of 

15.50 units per acre.  Adjustments were made to the sales based upon their zoning allowable density as 

well as their approved project density per acre.  Developers have the potential to make a greater profit 

with properties of higher density and for this reason will generally pay more for properties with greater 

allowable densities. 
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Size 

Typically, smaller tracts of land sell for a higher price per unit. This is due to a larger pool of potential 

buyers. We believe this is the case with the subject. We adjusted smaller tracts of land downward, and 

larger tracts upward.  

Utilities 

All of the sales had similar utilities, therefore no adjustments were warranted. 

Shape 

No adjustments were made for the varying irregular shapes of the sales. 

 

 

Subject Sale # 1 Sale # 2 Sale # 3 Sale # 4 Sale # 5

Property Name
Former King 

Louis property

Heritage of 

Overland Park

Hearthview 

PrairieFire 

Apartments

Westchester 

Townhome Land

The Lodge 

at Overland 

Park

Bethel 

Estates III

Address
8788 Metcalf 

Avenue

SEQ 127th & 

Switzer

5809 West 137th 

Street

13415 West 87th 

Street Parkway

5000 Indian 

Creek 

Parway

335 W. 

Madison

City Overland Park Overland Park Leawood Lenexa
Overland 

Park
Gardner

Land Area  SF 246,480 174,751 392,889 123,355 464,909 225,205 

Land Area  in Acres 5.658 4.012 9.019 2.832 10.673 5.170 

Zoning C-3, R-1 R-1/SUP MXD RP5 RP-6 RP-3

Utilities Description All available All available All available All available All available All available

Shape Rectangular Irregular Irregular Irregular Irregular Irregular

Sale Price N/A $625,000 $4,002,000 $235,000 $3,594,500 $618,000 

Land Sq Ft 246,480 174,751 392,889 123,355 464,909 225,205

Unadjusted Price/SF N/A $3.58 $10.19 $1.91 $7.73 $2.74

Time Adjusted Price/SF N/A $3.58 $10.19 $1.91 $7.73 $2.74

Adjusted Price/SF N/A $4.12 $6.11 $1.72 $6.57 $3.84

Property Rights Similar Similar Similar Similar Similar

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Terms/Financing Cash Equiv. Cash Equiv. Cash Equiv. Cash Equiv. Cash Equiv.

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Conditions of Sale Similar Similar Similar Similar Similar

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Time/Market Conditions Oct-09 Dec-12 May-12 Jan-12 Jun-11

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Time Adjusted Price/SF $3.58 $10.19 $1.91 $7.73 $2.74

Location/Access Inferior Superior Inferior Superior Inferior

% Adjustment 10.0% -40.0% 5.0% -20.0% 40.0%

Zoning/Density Inferior Superior Superior Superior Similar

% Adjustment 10.0% -10.0% -10.0% -5.0% 0.0%

Size Superior Inferior Superior Inferior Similar

% Adjustment -5.0% 10.0% -5.0% 10.0% 0.0%

Utilities Similar Similar Similar Similar Similar

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Shape Similar Similar Similar Similar Similar

% Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

Total Adjustments

Net % Adjustments 15.0% -40.0% -10.0% -15.0% 40.0%

Net $ Adjustments $0.54 -$4.08 -$0.19 -$1.16 $1.10

Total % Adjustments 25.0% 60.0% 20.0% 35.0% 40.0%

Total $ Adjustments $0.90 $6.11 $0.38 $2.71 $1.10

Adjusted Price/SF $4.12 $6.11 $1.72 $6.57 $3.84
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Summary of Adjustments 
Based on the preceding analysis, we have summarized adjustments to the sale comparables on the 

following adjustment grid. These quantitative adjustments are based on our market research, best 

judgment, and experience in the appraisal of similar properties. 

Land Value Conclusion 
We adjusted the comparable sales based on pertinent elements of comparison as discussed earlier and 

summarized the adjustments in the preceding adjustment grid. The final adjusted sale prices reflected a 

range from $1.72 to $6.57 per square foot, with an average of $4.47 per square foot.  

 

 
 

 

 

Adjusted Price Indications
Concluded 

Value

  Minimum Adjusted  Price / SF $1.72 $5.00/SF

  Maximum Adjusted  Price / SF $6.57 $1,232,400

  Average Adjusted  Price / SF $4.47 $1,250,000

  Median Adjusted  Price / SF $4.12

  Standard Deviation / SF $1.74
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Public Interest Value  

Public Interest Value Overview 
The subject property was purchased by the Board of County Commissioners of Johnson County, Kansas 

on December 20, 2011 for $1,950,000 from Western Development Co., Inc.  Subsequent to this 

transaction, the county spent approximately $1,650,000 in component replacement and repairs to the 

structure as well as an abatement and demolition of interiors and electrical/HVAC systems. The structure 

has a fully functional fire protection system and ventilation for the space. Johnson County purchased the 

former bowling alley and ice rink property with the intention of relocating the Johnson County Museum 

and consolidating a few county offices within portions of the building.  In addition, to the market value of 

the property the client has requested a public interest value,  as repurposing the subject site for the 

benefit of the community through educational attractions and public services may outweigh the market 

value of what the subject would bring in a competitive and open market.   

 

Demands and trends within the market, as previously developed in detail, indicate the subject property’s 

highest and best use is for high-density residential redevelopment.  This determination was based on 

economic factors applied through the four tests of legal permissibility, physical possibilities, financial 

feasibility, and maximum productivity.  Highest and best use, as defined in The Dictionary of Real Estate 

Appraisal: Fourth Edition, must include consideration of all four tests.  Public interest value, on the other 

hand, being a recognized term by the Appraisal Institute, is in stark contrast to highest and best use, being 

driven not by economic demands but by social, political, and public policy goals.  The Dictionary of Real 

Estate Appraisal: Fourth Edition defines public interest value as “a general term covering a family of value 

concepts that relate the highest and best use of property to noneconomic uses such as conservation and 

preservation.”  The Dictionary states that the term originated in the 1970’s in federal legislation involving 

public-private land exchanges deemed to be in the public interest and tax write-offs for certain donations 

or dedications of private lands for public purposes.  Public interest is also a consideration in just 

compensation awarded by federal agencies that take private land. 

 

On page 64 of The Appraisal of Real Estate: Fourteenth Edition, public interest value is described as 

historically being a term covering a family of value concepts that relate the highest and best use of 

property to noneconomic uses.  Other terms for similar concepts include natural value, intrinsic value, 

aesthetic value, scenic value, and preservation value.   

 

The Appraisal Institute made a significant reduction to the The Appraisal of Real Estate text regarding 

public interest value between the Thirteenth and Fourteenth editions.  The definition itself did not change 

in substance; however, the stance of the Appraisal Institute regarding the topic became more resolute 

leading to a more brief and generalized discussion.  We contacted Michael McKinley, the Senior Book 

Editor and Technical Writer for the Appraisal Institute regarding the significant reduction in of text on the 

subject.  Mr. McKinley’s reply is included below: 

 

In short, the bulk of the material on public interest value in the Thirteenth edition of The Appraisal 

of Real Estate did not survive the review process during the development of the Fourteenth 

edition of the textbook. You may already know that the treatment of public interest value in our 

publications had been bitterly controversial going back to the mid- to late 1990s. During the 

development process for the latest edition of The Appraisal of Real Estate, there was little support 

among the current group of content reviewers for any discussion of public interest value beyond 

the recognition that the concept is a non-economic issue. In recent years, the weight of collective 
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opinion of the influential contributors to the most recent editions of the textbook and dictionary 

seems to have shifted definitively away from an extensive discussion of the concept and the 

controversial definition of the term. I wish I could suggest an MAI for you to talk to, but I can’t 

think of anyone making an impassioned defense of older definitions and discussions of public 

interest value these days.      

 

Our biggest challenge is estimating a monetary value through non-economic considerations.  We have 

considered many approaches to develop a value through exhaustive research on the subject.  Our 

research has led us to the discovery that public interest value on a commercial/residential property has 

likely never been developed.  In fact, our research only revealed one published article on the development 

of public interest value of real estate, which pertains only to federal acquisition of 

preservation/conservation land.  However, some key points can be extracted from this article written by 

Wayne L. Hunsperger, MAI, SRA that may relate to real estate in more general terms.  These points are 

summarized below: 

 

1. Public Interest Value versus Market Value is an unsettled issue.  Some believe highest and 

best use must be based on “economic” concepts; others believe that “economic” concepts 

need not necessarily be expressed in monetary terms. 

 

2. The Appraisal Institute has officially stated that public interest value concepts are not to be 

applied when the purpose of the appraisal is to estimate market value. 

 

3. Highest and best use is driven by economic considerations and market forces, not by public 

interest.  Therefore, “a non-economic highest and best use is not a proper basis for the 

estimate of market value [thus] a highest and best use of conservation, preservation or other 

use that requires the property to be withheld from economic production in perpetuity is not a 

valid use upon which to estimate market value” (Uniform Appraisal Standards for Federal 

Lands Acquisition, 1992). 

 

a. The Department of Justice’s view is that “an appraisal premised on a highest and best 

use of preservation, conservation or natural lands and the like is not an appraisal of 

fair market value and is unacceptable for both direct purchase and eminent domain 

acquisitions (ibid.). 

b. Therefore, the Department of Justice will not approve any appraisal report for federal 

acquisition purposes wherein the value estimate is based upon an uneconomic 

highest and best use, nor will it approve any appraisal report that incorporates a 

definition of highest and best use that includes the concept of non-economic uses 

(ibid.). 

 

4. If the purpose of an appraisal assignment is to estimate market value, then the highest and 

best use of the property to be appraised must be an economic use. 

 

5. Preservation and conservation are not recognized as an economic alternative to be 

considered in the highest and best use analysis. 

 

6. Those appraisers who develop and report market value estimates for non-economic highest 

and best use properties may have come dangerously close to “misleading” those who have 

relied upon their appraisal analysis, opinions, and conclusions. 



FORMER KING LOUIE PROPERTY 

PUBLIC INTEREST VALUE 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 53 

 

7. According to J.D. Eaton, MAI, SRA, review appraiser for the Department of Justice, neither 

government agencies nor conservation groups base their purchase price of a property on its 

value for preservation purposes.  The price is based on the highest and best economic use of 

the property.  Therefore, although the property was purchased for preservation purposes, the 

price paid was based on economic value of the property, not some esoteric non-economic or 

non-use value, which the courts have shown no inclination to accept in the context of 

eminent domain. 

 

We contacted Mr. Hunsperger to discuss our assignment of developing a public interest value.  We talked 

about the subject property in detail covering its current condition in a shell state, former use, location 

within a suburban environment and its surrounding uses, zoning, and proposed use.  Mr. Hunsperger did 

not have any suggestions as to how the concept of public interest value could be applied to a commercial 

property within a developed area, as this specific interest has only been applied to government land 

purchases to take properties out of development.  Mr. Hunsperger is of the opinion that the basis for 

valuing property in a non-economic perspective is exclusive to preservation and conservation land, and 

could not be applied to commercially developed properties with a proposed public use.    

 

We posted an inquiry on our Valbridge Property Advisors intranet, which was exposed to more than 650 

staff appraisers including 178 MAI-designated appraisers in 64 offices across the nation.  We received one 

reply.  Walter D Carney, MAI, of San Jose, California posted the following reply: 

    

“I've worked with it but in a very different context from yours. So maybe not much help to your 

current appraisal. Public interest value comes up in the sensitive habitat (e.g., wetlands) and some 

trophy open space land appraisals I do.  It's a politically hot issue, but an economic enigma at 

best, in my experience.  I've handle the analysis in matched pairs data sets and comparison of 

price trends.  The data I've seen consistently has shown no public interest price premiums among 

these types of purchases, and in the larger Bay Area, to the contrary, that private sector prices 

(market prices) are greater than alleged public interest prices.” 

 

Without an industry-wide accepted procedure for quantification or definition of the concept, in addition 

to the subject’s lack of elements present in the rare development of sensitive land preservation scenarios; 

reasonable valuation of the subject outside of economic consideration is a seemingly impossible task.  

While iconic structures such as the Statue of Liberty and Mount Rushmore would undoubtedly contain a 

value that far exceeds the value of the ground and improvements under the definition of “market value”, 

properties with this level of significance have an intrinsic and immeasurable value to the public.  They are 

by definition “priceless”.  The subject property, on the other hand, can be measured in economic terms.  

We have developed the “market value” on economic elements, have the listing and purchase price of the 

subject in recent history, and a county developed budget to complete the project.  While cost does not 

equal value, it provides us with a perspective on replacement and reproduction.  This proposed project 

contains elements that will benefit the public through educational attractions and public services as well 

as potential consolidation of county occupied properties.  It is this benefit to the public that is difficult to 

ascribe a monetary value as it would greatly vary from opinion to opinion and could be dangerously 

misleading, to quote Mr. Hunsperger.   

 

In our efforts to familiarize ourselves with the possible intrinsic value within the subject, we have 

considered the unique and historic characteristics of the improvements in their “Googie” style of 

architecture and the possibility of its worth to the Johnson County landscape.    
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Historical Summary 
The King Louie West Bowling Alley and Ice Chateau served the entertainment needs of the Johnson 

County community for more than five decades. As Johnson County’s population boomed post World War 

II, businesses established themselves to serve the needs of the many new families moving to the area. 

Between 1950 and 1960, the population of Johnson County grew from 63,000 to 120,000, making it one of 

the fastest-growing counties in the Kansas City area. The Metcalf Corridor was instrumental in the area’s 

growth as the primary artery of the business community, which included the original 1930s-40s downtown 

of Overland Park, office buildings, and the large Metcalf South shopping mall constructed at 95th and 

Metcalf in 1967. 

 

Designed by Manuel “Manny” Morris and Associates, the original concrete block, thirty-two-lane bowling 

alley building was constructed in 1959.  The building footprint was rectangular in shape, with the support 

function spaces and main entrance situated along the eastern edge of the building and the bowling lanes 

extending to the west. The building had a flat roof with a curved thin-shell concrete awning marking the 

main entrance on the east, or main façade.  The exterior of the concrete block building was painted white. 

While no construction documents exist from the building’s original construction, an early rendering of the 

building and site shows a curved entrance canopy and large steel-framed sign. The curved entrance 

canopy was removed for the 1965 addition and the steel sign remains today.  The owners of the bowling 

alley, the Lerner brothers, expanded the building in 1965 with a large addition that provided a billiard 

room and ice-skating rink. The addition was also designed by Morris and Associates. The addition more 

than doubled the building’s footprint, wrapping the east elevation and partially around the north and 

south elevations of the original bowling alley. In an interview with KC Modern, Manuel Morris stated, “we 

tried to stay away from the commercial building look, and tried to find warmth and a casual feel for a fun-

time place.” Morris also stated that, “there was definitely a Frank Lloyd Wright influence in shapes, 

materials and the metal and stone spire at the entrance.” 

Googie Architecture 

As part of our due diligence in exploring the historical and architectural significance of the subject, we 

familiarized ourselves with the style of architecture known as Googie.  Googie is a modern architectural 

style that came from a post-WWII American futurism.  Its style is built on exaggeration, dramatic angles, 

plastic, steel, neon and technological optimism.  Googie architecture is seen at the 1964 New York World’s 

Fair, the Space Needle in Seattle, the mid-century design of Disneyland’s Tomorrowland, the Theme 

Building at the Los Angeles International Airport, and many coffee shops and motels across the U.S.  

Googie style of architecture was born in southern California and named for a West Hollywood coffee shop 

designed in 1949 by John Lautner, a student of Frank Lloyd Wright.  The style became popular for coffee 

shops, gas stations, car washes and banks for the purpose of catching the attention of driver’s passing by.  

By the late 1960’s, the architectural culture had changed and a more traditional style of architecture came 

into fashion.  In comparison to the most recognizable examples of Googie architecture, the subject 

property is fairly mild.  However, the Googie trend is still apparent as having some influence on the 

building’s design.       

Proposed Tenants 
After renovation, the county will relocate the Johnson County Museum and provide space for another 

department to provide advance voting. Two private non-profit entities are also planned to relocate within 

the subject building.  The proposed tenants are summarized below: 



FORMER KING LOUIE PROPERTY 

PUBLIC INTEREST VALUE 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 55 

Johnson County Museum 

The Johnson County Museum started in 1967 in a two-room schoolhouse in Shawnee.  Since 1998, the 

museum has focused on the unique story of Johnson County’s transformation into one of the nation’s 

most successful and recognized suburban areas.  With the gift of a 1950’s all-electric house, the Johnson 

County Museum became the first museum in the nation to recognize the significance of mid-20
th

 century 

suburban life. 

 

The museum currently attracts nearly 35,000 visitors annually according to information on the museum’s 

website.  It would be reasonable to anticipate a slight increase in annual visitors in a new, more central 

location.  According to Kim Morrissey, Deputy Director of Johnson County Facilities Management 

Department, the museum’s current location within a 13,892 square foot building located at 6305 Lackman 

Road in Shawnee will be sold upon the museum’s relocation to the King Louie property.  The Johnson 

County Appraiser’s Office has the current facility appraised at $1,036,060.  The museum plans to occupy 

22,000 square feet, or 29%, of the subject property.       

Advanced Voting Center 

We spoke with Jessica White, the Election Office Administrator for the Johnson County Election Office.  

Mrs. White provided us with the lease information on the space occupied in Metcalf South Mall for the 

advanced voting location. The Johnson County Election Office offers four locations, including the 

permanent election office location on Kansas City Road in Olathe, for advance voting on even years. The 

three supplemental locations are typically on short term leases similar to the 2012 lease information 

provided for the Metcalf South space. The Metcalf South advanced voting location has secured a new 

space across from Metcalf south of 95
th

 Street, as the Metcalf South Mall is in the process of 

redevelopment.   

 

It is our understanding from discussion with county officials that the Metcalf South advanced voting 

location would be permanently relocated within the King Louie property upon its renovation.  The last 

lease that was in place on the Metcalf South voting center commenced on July 2, 2012 and expired on 

November 16, 2012 at a rate of $1,000 per month.  We do not have specific lease information on the 

prospective replacement space on Metcalf to the west of the Metcalf South Mall; however, we were told 

by Kim Morrissey that they anticipate the short term lease rate to be approximately $20,000 for the four 

month lease on even years. According to Mrs. White, 18,000 Johnson County voters took advantage of 

advanced voting in person at this location for the 2012 Presidential election. The primary elections held in 

August at this location had far fewer voters, which is the nature of primary elections in comparison to 

general elections. This location also served as an advance voting site during the November 2010 

Governor’s election, during which 12,000 Johnson County voters took advantage of this location.     

 

The advanced voting center of the Johnson County Election office is slated to occupy a dedicated 3,000 

square feet space within the subject.  For a short window during election years, the advance voting center 

will have the ability for expansion into the lobby space as needed. 

Enterprise Center of Johnson County 

The Enterprise Center of Johnson County (ECJC) is a non-profit corporation that formed in 1994 as a 

technology-oriented business incubator set to have a positive impact on economic development in 

Johnson County.  ECJC provides hands-on business assistance to a limited number of promising, high-

growth-potential companies in Johnson County.  Among the services offered are business consulting, help 

with payroll, insurance, business support, educational programming, office space, entrepreneurial 

workshops and seminars, access to funding sources and business experts.  

 

kmorris
Highlight

kmorris
Sticky Note
the election space is not dedicated.
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ECJC is not a county department; however, Johnson County is the main source of the corporation’s 

funding since being cut from the state budget in 2013.  ECJC currently leases 13,622 square feet of office 

space at 8527 Bluejacket Street in Lenexa for $177,086 annual base rent plus $58,983 for insurance, taxes 

and CAM.  ECJC plans to occupy 13,500 square feet within the King Louie property.  The county will 

charge them rent because they are not county department, but the rate has not yet been established. 

County Economic Research Institute Inc. (CERI) 

The County Economic Research Institute, Inc., better known as CERI, was established in 1986 as a 

department of Johnson County government and subsequently privatized in 1994 as a non-profit 

corporation. Its mission is to support the economic development of Johnson County, the Kansas City 

metropolitan area, and the state of Kansas through the provision of data and technical assistance. In 

CERI's early years, this was accomplished primarily through the provision of services to local economic 

development entities. Though these agencies remain indispensable partners, the majority of CERI's 

products and services are now provided directly to the local business community. 

 

CERI currently leases a 1,150 square foot office suite at 11111 West 95
th

 Street in Overland Park.  This 

lease is at an annual rate of $20,000 inclusive of expenses.  This lease expires in 2017.  CERI will occupy 

nearly the same square footage in the King Louie property.  The lease rate has yet to be determined.    

Tenant Summary 

With the proposed tenants, 39,650 square feet of the subject will be occupied when advanced voting is 

not taking place.  When advanced voting is taking place, 46,150 square feet will be occupied.  The subject 

has a gross building area of 76,126.  This indicates 52% to 61% occupancy.  These county departments 

and private non-profit entities that will consolidate from their existing locations to the King Louie property 

will have a combined savings and lease revenue of approximately $266,069 annually, assuming the private 

entity tenants will pay similar lease rates in the subject property to the current locations. 

 

 
 

These leases are assumed to be full service gross, as the property will likely not have individually metered 

suites for the various tenants.  The savings and revenue above is the projected gross total, and indicates 

an achieved rental rate of $3.50 per square foot of gross building area.  This does not account for typical 

operating expenses to include utilities, management, maintenance and repairs, and insurance. 

   

The table below summarizes the 2012 Income/Expenses Analysis Report published by the Institute of Real 

Estate Management (IREM). The data from this publication includes a survey of approximately 35 office 

buildings in the Kansas City MSA. This table highlights operating expenses for suburban office buildings in 

the Kansas City MSA.  The expenses are estimated based on net rentable area (defined by IREM as gross 

rentable area). 

Proposed County Tenants Square Feet Occupied Annual Cost Savings

    Johnson County Museum 22,000 $0

    Advanced Voting Center 3,000 $10,000

Total 25,000 $10,000

Private Entity Tenants Annual Lease Income

    Enterprise Center of Johnson County 13,500 $236,069

    County Economic Research Institute 1,150 $20,000

Total 14,650 $256,069

Building Total 39,650 $266,069
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This IREM publication indicates that expenses for suburban office building in the Kansas City MSA range 

from $7.70 to $9.93 per square foot with a median near $9.12 per square foot. 

 

The table below was summarizes the 2013 EER (Experience Exchange Report) published by the Building 

Owners and Managers (BOMA). The BOMA surveys include expenses from approximately 50 buildings in 

the Kansas City MSA and it highlights operating expenses for suburban office buildings in Kansas City 

market.  The expenses are estimated based on net rentable area. 

 

 

This publication indicates that expenses (including fixed costs) range from $7.06 to $9.51 per square foot 

with a median of $7.41 per square foot and a median of $8.91 per square foot.  

 

These surveyed expenses are representative of stabilized properties. The subject property is projected to 

be at 52% occupancy. It is reasonable to assume the expenses for the subject could be lower than the 

range indicated by these surveys, as nearly 50% of the building could mothballed and incur lower 

expenses than the occupied portions of the building.  However, the expenses would likely be higher than 

the achieved rents and savings as proposed.  

 

Expense Category Median Low High

Management Fee $0.47 $0.35 $0.55

Insurance $0.16 $0.12 $0.26

Real Estate Taxes $2.59 $1.99 $2.82

Maintenance $1.45 $0.91 $2.39

Janitorial $0.90 $0.77 $1.12

Administrative $0.43 $0.21 $0.65

Utilities $2.09 $1.68 $2.39

Grounds* $0.86 $0.72 $1.20

Total** $9.12 $7.70 $9.93

*-includes security

**-sum of expenses does not equal totals

SOURCE: IREM 2012, gross rentable area

Suburban Office -

Institute of Real Estate Management

Expense Category Average Median Low High

Operating Expenses

Maintenance $1.07 $1.28 $0.98 $1.60

Janitorial $1.07 $1.05 $0.89 $1.24

Administrative (includes mgt) $0.73 $0.73 $0.51 $1.02

Utilities $1.58 $2.15 $1.68 $2.55

Grounds $0.37 $0.36 $0.26 $0.61

Security $0.17 $0.04 $0.03 $0.07

Fixed Expenses

Real Estate Taxes $2.46 $2.40 $1.92 $2.92

Insurance $0.16 $0.16 $0.12 $0.20

Total Operating Expenses $5.60 $6.06 $5.13 $6.67

Total Operating  + Fixed Expenses $7.41 $8.91 $7.06 $9.51

SOURCE: BOMA 2013 reporting 2012 operating expenses based on total building rentable area

Kansas City MSA Office Expenses -

2013 BOMA Suburban, All Sizes
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In addition to lease savings and the gross revenue of non-government tenants, the county has the 

potential to sell the existing museum location which has a county appraised value of $1,036,060.   

 

It should be understood that in order to attain this lease income and cost savings from consolidation 

within a county owned facility, a substantial investment in the interior reconstruction of the King Louie 

property is necessary. Construction costs for this build out have not yet been determined. The current 

investment in the project includes the $1,950,000 purchase price and $1,650,000 in cost of building repairs 

and interior demolition work already completed. The total cost to achieve these savings of relocation and 

consolidation is expected to be substantially higher than the current investment. 

Public Interest Value Conclusion 
In addition to the limited relevant information available in order to reasonably quantify a value on the 

perspective of the public’s interest, our findings through research on the topic lead us to believe that the 

intrinsic value to the public cannot be quantified in a dollar figure.  Producing a dollar unit value, or an 

economic figure, on an intrinsic interest with non-economic considerations would be unsubstantiated and 

paradoxical.  While the project is not financially feasible from an investment perspective, we do believe 

there will be some benefit to the community through the consolidation of county offices, as well as 

providing a larger space to the Johnson County Museum in a more central location.   
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Reconciliation 

Summary of Value Indications 
The indicated value from the approaches used and our concluded market value for the subject property is 

summarized in the following table. 

 

 

 

After our highest and best use analysis, we concluded that the highest and best use of the property, as 

improved, would require the improvements to be razed for redevelopment. We completed an analysis to 

value the subject per its highest and best use.  

Exposure and Marketing Periods 
Based on statistical information about days on market, escrow length, and marketing times gathered 

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

exposure time estimates of 12 to 36 months is considered reasonable and appropriate for the subject 

property.  

 

 

 

 

Valuation Date 4/3/2014

Land Value $1,250,000

Demolition Costs $400,000

Market Value $850,000

Concluded Value
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General Assumptions & Limiting Conditions 

This appraisal is subject to the following limiting conditions: 

 

1. The legal description – if furnished to us – is assumed to be correct. 

 

2. No responsibility is assumed for legal matters, questions of survey or title, soil or subsoil 

conditions, engineering, availability or capacity of utilities, or other similar technical matters. The 

appraisal does not constitute a survey of the property appraised. All existing liens and 

encumbrances have been disregarded and the property is appraised as though free and clear, 

under responsible ownership and competent management unless otherwise noted. 

 

3. Unless otherwise noted, the appraisal will value the property as though free of contamination. 

Valbridge Property Advisors | Shaner Appraisals, Inc. will conduct no hazardous materials or 

contamination inspection of any kind. It is recommended that the client hire an expert if the 

presence of hazardous materials or contamination poses any concern. 

 

4. The stamps and/or consideration placed on deeds used to indicate sales are in correct 

relationship to the actual dollar amount of the transaction. 

 

5. Unless otherwise noted, it is assumed there are no encroachments, zoning violations or 

restrictions existing in the subject property. 

 

6. The appraiser is not required to give testimony or attendance in court by reason of this appraisal, 

unless previous arrangements have been made. 

 

7. Unless expressly specified in the engagement letter, the fee for this appraisal does not include the 

attendance or giving of testimony by Appraiser at any court, regulatory, or other proceedings, or 

any conferences or other work in preparation for such proceeding. If any partner or employee of 

Valbridge Property Advisors | Shaner Appraisals, Inc. is asked or required to appear and/or testify 

at any deposition, trial, or other proceeding about the preparation, conclusions or any other 

aspect of this assignment, client shall compensate Appraiser for the time spent by the partner or 

employee in appearing and/or testifying and in preparing to testify according to the Appraiser’s 

then current hourly rate plus reimbursement of expenses.  

 

8. The values for land and/or improvements, as contained in this report, are constituent parts of the 

total value reported and neither is (or are) to be used in making a summation appraisal of a 

combination of values created by another appraiser. Either is invalidated if so used.  

 

9. The dates of value to which the opinions expressed in this report apply are set forth in this report. 

We assume no responsibility for economic or physical factors occurring at some point at a later 

date, which may affect the opinions stated herein. The forecasts, projections, or operating 

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

supply and demand factors and are subject to change with future conditions.  
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10. The sketches, maps, plats and exhibits in this report are included to assist the reader in visualizing 

the property. The appraiser has made no survey of the property and assumed no responsibility in 

connection with such matters. 

 

11. The information, estimates and opinions, which were obtained from sources outside of this office, 

are considered reliable. However, no liability for them can be assumed by the appraiser. 

 

12. Possession of this report, or a copy thereof, does not carry with it the right of publication. Neither 

all, nor any part of the content of the report, or copy thereof (including conclusions as to property 

value, the identity of the appraisers, professional designations, reference to any professional 

appraisal organization or the firm with which the appraisers are connected), shall be disseminated 

to the public through advertising, public relations, news, sales, or other media without prior 

written consent and approval.  

 

13. No claim is intended to be expressed for matters of expertise that would require specialized 

investigation or knowledge beyond that ordinarily employed by real estate appraisers. We claim 

no expertise in areas such as, but not limited to, legal, survey, structural, environmental, pest 

control, mechanical, etc.  

 

14. This appraisal was prepared for the sole and exclusive use of the client for the function outlined 

herein. Any party who is not the client or intended user identified in the appraisal or engagement 

letter is not entitled to rely upon the contents of the appraisal without express written consent of 

Valbridge Property Advisors | Shaner Appraisals, Inc. and Client. The Client shall not include 

partners, affiliates, or relatives of the party addressed herein. The appraiser assumes no 

obligation, liability or accountability to any third party.  

 

15. Distribution of this report is at the sole discretion of the client, but no third-parties not listed as 

an intended user on the face of the appraisal or the engagement letter may rely upon the 

contents of the appraisal. In no event shall client give a third-party a partial copy of the appraisal 

report. We will make no distribution of the report without the specific direction of the client.  

 

16. This appraisal shall be used only for the function outlined herein, unless expressly authorized by 

Valbridge Property Advisors | Shaner Appraisals, Inc..  

 

17. This appraisal shall be considered in its entirety. No part thereof shall be used separately or out of 

context. 

 

18. Unless otherwise noted in the body of this report, this appraisal assumes that the subject property 

does not fall within the areas where mandatory flood insurance is effective. Unless otherwise 

noted, we have not completed nor have we contracted to have completed an investigation to 

identify and/or quantify the presence of non-tidal wetland conditions on the subject property. 

Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, 

regarding this determination.  
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19. If the appraisal is for mortgage loan purposes 1) we assume satisfactory completion of 

improvements if construction is not complete, 2) no consideration has been given for rent loss 

during rent-up unless noted in the body of this report, and 3) occupancy at levels consistent with 

our “Income & Expense Projection” are anticipated. 

 

20. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures which would render it more or less valuable. No responsibility is assumed for such 

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

 

21. Our inspection included an observation of the land and improvements thereon only. It was not 

possible to observe conditions beneath the soil or hidden structural components within the 

improvements. We inspected the buildings involved, and reported damage (if any) by termites, 

dry rot, wet rot, or other infestations as a matter of information, and no guarantee of the amount 

or degree of damage (if any) is implied. Condition of heating, cooling, ventilation, electrical and 

plumbing equipment is considered to be commensurate with the condition of the balance of the 

improvements unless otherwise stated.  

 

22. This appraisal does not guarantee compliance with building code and life safety code 

requirements of the local jurisdiction. It is assumed that all required licenses, consents, 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 conclusion contained in this report is based unless specifically stated to 

the contrary. 

 

23. When possible, we have relied upon building measurements provided by the client, owner, or 

associated agents of these parties. In the absence of a detailed rent roll, reliable public records, or 

“as-built” plans provided to us, we have relied upon our own measurements of the subject 

improvements. We follow typical appraisal industry methods; however, we recognize that some 

factors may limit our ability to obtain accurate measurements including, but not limited to, 

property access on the day of inspection, basements, fenced/gated areas, grade elevations, 

greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or acute wall angles, 

immobile obstructions, etc. Professional building area measurements of the quality, level of detail, 

or accuracy of professional measurement services are beyond the scope of this appraisal 

assignment.  

 

24. We have attempted to reconcile sources of data discovered or provided during the appraisal 

process, including assessment department data. Ultimately, the measurements that are deemed 

by us to be the most accurate and/or reliable are used within this report. While the measurements 

and any accompanying sketches are considered to be reasonably accurate and reliable, we cannot 

guarantee their accuracy. Should the client desire a greater level of measuring detail, they are 

urged to retain the measurement services of a qualified professional (space planner, architect or 

building engineer). We reserve the right to use an alternative source of building size and amend 

the analysis, narrative and concluded values (at additional cost) should this alternative 

measurement source reflect or reveal substantial differences with the measurements used within 

the report.  
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25. In the absence of being provided with a detailed land survey, we have used assessment 

department data to ascertain the physical dimensions and acreage of the property. Should a 

survey prove this information to be inaccurate, we reserve the right to amend this appraisal (at 

additional cost) if substantial differences are discovered.  

 

26. If only preliminary plans and specifications were available for use in the preparation of this 

appraisal, then this appraisal is subject to a review of the final plans and specifications when 

available (at additional cost) and we reserve the right to amend this appraisal if substantial 

differences are discovered.  

 

27. Unless otherwise stated in this report, the value conclusion is predicated on the assumption that 

the property is free of contamination, environmental impairment or hazardous materials. Unless 

otherwise stated, the existence of hazardous material was not observed by the appraiser and the 

appraiser has no knowledge of the existence of such materials on or in the property. The 

appraiser, however, is not 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. No responsibility is assumed for any such conditions, or for any 

expertise or engineering knowledge required for discovery. The client is urged to retain an expert 

in this field, if desired. 

 

28. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not made 

a specific compliance survey of the property to determine if it is in conformity with the various 

requirements of the ADA. It is possible that a compliance survey of the property, together with an 

analysis of the requirements of the ADA, could reveal that the property is not in compliance with 

one or more of the requirements of the Act. If so, this could have a negative effect on the value of 

the property. Since we have no direct evidence relating to this issue, we did not consider possible 

noncompliance with the requirements of ADA in developing an opinion of value. 

 

29. This appraisal applies to the land and building improvements only. The value of trade fixtures, 

furnishings, and other equipment, or subsurface rights (minerals, gas, and oil) were not 

considered in this appraisal unless specifically stated to the contrary.  

 

30. No changes in any federal, state or local laws, regulations or codes (including, without limitation, 

the Internal Revenue Code) are anticipated, unless specifically stated to the contrary.  

 

31. Any income and expense estimates contained in the appraisal report are used only for the 

purpose of estimating value and do not constitute prediction of future operating results. 

Furthermore, it is inevitable that some assumptions will not materialize and that unanticipated 

events may occur that will likely affect actual performance.  

 

32. Any estimate of insurable value, if included within the scope of work and presented herein, is 

based upon figures developed consistent with industry practices. However, actual local and 

regional construction costs may vary significantly from our estimate and individual insurance 

policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, 

we strongly recommend that the Client obtain estimates from professionals experienced in 

establishing insurance coverage. This analysis should not be relied upon to determine insurance 

coverage and we make no warranties regarding the accuracy of this estimate.  
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33. The data gathered in the course of this assignment (except data furnished by the Client) shall 

remain the property of the Appraiser. The appraiser will not violate the confidential nature of the 

appraiser-client relationship by improperly disclosing any confidential information furnished to 

the appraiser. Notwithstanding the foregoing, the Appraiser is authorized by the client to disclose 

all or any portion of the appraisal and related appraisal data to appropriate representatives of the 

Appraisal Institute if such disclosure is required to enable the appraiser to comply with the Bylaws 

and Regulations of such Institute now or hereafter in effect.  

 

34. You and Valbridge Property Advisors | Shaner Appraisals, Inc. both agree that any dispute over 

matters in excess of $5,000 will be submitted for resolution by arbitration. This includes fee 

disputes and any claim of malpractice. The arbitrator shall be mutually selected. If Valbridge 

Property Advisors | Shaner Appraisals, Inc. and the client cannot agree on the arbitrator, the 

presiding head of the Local County Mediation & Arbitration panel shall select the arbitrator. Such 

arbitration shall be binding and final. In agreeing to arbitration, we both acknowledge that, by 

agreeing to binding arbitration, each of us is giving up the right to have the dispute decided in a 

court of law before a judge or jury. In the event that the client, or any other party, makes a claim 

against Shaner Appraisals, Inc. or any of its employees in connections with or in any way relating 

to this assignment, the maximum damages recoverable by Valbridge Property Advisors | Shaner 

Appraisals, Inc. for this assignment, and under no circumstances shall any claim for consequential 

damages be made. 

 

35. Valbridge Property Advisors | Shaner Appraisals, Inc. shall have no obligation, liability, or 

accountability to any third party. Any party who is not the “client” or intended user identified on 

the face of the appraisal or in the engagement letter is not entitled to rely upon the contents of 

the appraisal without the express written consent of Valbridge Property Advisors | Shaner 

Appraisals, Inc.. “Client” shall not include partners, affiliates, or relatives of the party named in the 

engagement letter. Client shall hold Valbridge Property Advisors | Shaner Appraisals, Inc. and its 

employees harmless in the event of any lawsuit brought by any third party, lender, partner, or 

part-owner in any form of ownership or any other party as a result of this assignment. The client 

also agrees that in case of lawsuit arising from or in any way involving these appraisal services, 

client will hold Valbridge Property Advisors | Shaner Appraisals, Inc. harmless from and against 

any liability, loss, cost, or expense incurred or suffered by Valbridge Property Advisors | Shaner 

Appraisals, Inc. in such action, regardless of its outcome. 

 

36. The Valbridge Property Advisors office responsible for the preparation of this report is 

independently owned and operated by Shaner Appraisals, Inc.. Neither Valbridge Property 

Advisors, Inc., nor any of its affiliates has been engaged to provide this report. Valbridge Property 

Advisors, Inc. does not provide valuation services, and has taken no part in the preparation of this 

report. 

 

37. If any claim is filed against any of Valbridge Property Advisors, Inc., a Florida Corporation, its 

affiliates, officers or employees, or the firm providing this report, in connection with, or in any way 

arising out of, or relating to, this report, or the engagement of the firm providing this report, then 

(1) under no circumstances shall such claimant be entitled to consequential, special or other 

damages, except only for direct compensatory damages, and (2) the maximum amount of such 

compensatory damages recoverable by such claimant shall be the amount actually received by 

the firm engaged to provide this report.  

 



FORMER KING LOUIE PROPERTY 

GENERAL ASSUMPTIONS & LIMITING CONDITIONS 

 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 65 

38. This report and any associated work files may be subject to evaluation by Valbridge Property 

Advisors, Inc., or its affiliates, for quality control purposes. 

 

39. Acceptance and/or use of this appraisal report constitutes acceptance of the foregoing general 

assumptions and limiting conditions. 
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Certification 
We certify that, to the best of our knowledge and belief: 

 

1. That we have personally inspected the property herein appraised and that we have also made a 

personal field inspection of the comparable sales relied upon in making said appraisal.  The 

subject and the comparable sales relied upon in making said appraisal were as represented in said 

appraisal or in the data book or report which supplements said appraisal. 

 

2. That to the best of our knowledge and belief the statements contained in the appraisal herein set 

forth are true, and the information upon which the opinions expressed therein are based as 

correct; subject to the limiting conditions therein set forth and are our personal, impartial, and 

unbiased professional analyses, opinions, and conclusions.  No one provided significant 

professional assistance to the persons signing this report unless so named within the report. 

 

3. That we understand that such appraisal is to be used in connection with the acquisition of right-

of-way for a project to be constructed by the State of Kansas with the assistance of Federal-aid 

highway funds, or other Federal funds. 

 

4. That such appraisal has been made in conformity with the appropriate State laws, regulations and 

policies and procedures applicable to appraisal of right-of way for such purposes; and that to the 

best of our knowledge no portion of the value assigned to such property consists of items which 

are noncompensable under the established law of said State. 

 

5. That neither our employment nor our compensation for making this appraisal and report are in 

any way contingent upon the values reported herein. 

 

6. That we have no direct or indirect present or contemplated future personal interest in such 

property or in any way benefit from the acquisition of such property appraised. 

 

 

7. That we have not revealed the findings of such appraisal to anyone other than the proper officials 

of the Kansas Department of Transportation or officials of the Federal Highway Administration 

and we will not do so until so authorized by State officials, or until we are required to do so by 

due process of law, and until I am released from this obligation by having publicly testified as to 

such findings. 

 

8. Any increase or decrease in the fair market value of real property prior to the date of valuation 

caused by the public improvement for which such property is acquired, or by the likelihood that 

the property would be acquired for such improvement, other than that due to physical 

deterioration within reasonable control of the owner, was disregarded in determining the 

compensation for the property. 

 

9. The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 
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10. 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, which include the Uniform 

Standards of Professional Appraisal Practice. 

 

11. The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

 

12. As of the date of this report, Jason Roos MAI has completed the continuing education program of 

the Appraisal Institute.  

 

13. As of the date of this report, Brock Hamlin has not completed the Standards and Ethics program 

of the Appraisal Institute.  

 

14. We have not provided any services regarding the subject property within the past three years. 

 

 

 

 

 
Brock Hamlin 

Real Estate Analyst 

bhamlin@valbridge.com 

 Jason Roos, MAI 

Director of Industrial Valuation 

Kansas License #G-2639  

jroos@valbridge.com 
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Addenda 

 

 

 













Parcel ID: 046-069-31-0-10-01-017.00-0 Quick Ref: R94714 Tax Year: 2014 Run Date: 3/11/2014 4:22:21 PM

Johnson County Appraiser CARDS

Property Record Card

1 of 4

MARKET LAND INFORMATION

INSPECTION HISTORY

SALES INFORMATION

BUILDING PERMITS

Sqft 1 - Primary/Typical Site 246,484 0 0 0 0 0.00 1,478,900
Total 1,478,900

Method Type AC/SF Inf1 Infact1 Inf2 Infact2 Override OVR Rsn OVRCls Model Base Size Base Val Inv Value Dec Value Value Est

9/22/2008 I - Inspected 17%
1/24/2011 I - Inspected 17% 3
9/30/2013 6 - Currently Unoccupied

12/17/2013 6 - Currently Unoccupied
Date Process Reason Code

12/20/201
1

Land & Building Other - See comments 1,950,000 351668

Date Type Validity Amount Inst COV

08-00086 $150,000.00 IR - Interior Remodel 5/20/2008 Closed 100
08-02153 $28,000.00 NO - OB&Y 7/30/2008 Closed 100
09-00006 $1,450.00 NV - No Value Added 1/5/2009 Closed 100

12-03173 $1,250,000.0
0

IR - Interior Remodel 1/15/2013 Open 20
Number Amount Type Issue Date Status %

PROPERTY SITUS ADDRESS

008788 METCALF AVE, OVERLAND PARK, KS

LAND BASED CLASSIFICATION SYSTEM

5381 Bowling alley

7100 Active leisure sports and related ac
1100 Private-fee simple

6000 Developed site - with buildings

GENERAL PROPERTY INFORMATION

Prop Class:

Living Units:

Zoning:

Neighborhood:

Exempt - E

0

C-3

422.R

Econ. Adj. Factor

Map/Routing:

Tax Unit Group:

100.00

F31

0660UW

LEGAL DESCRIPTION

FAIRVIEW MANOR LTS A 26 27 28 & 29 BLK 1
OPC

Function:
Activity:
Ownership:

Site:

PROPERTY FACTORS

Topography:

Utilities:

Access:

Fronting:

2 - Above Street

1 - All Public

1 - Paved Road

1 - Major Strip or CBD

Location:

Parking Type:

Parking Quanity:

4 - Major Strip

1 - Off Street

2 - Adequate

Parking Proximity:

Parking Covered:

Parking Uncovered:

3 - On Site
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GENERAL BUILDING INFORMATION IMPROVEMENT COST SUMMARY

LBCS Structure Code:
Bldg No, & Name:

Identical Units:
No. of Units:

3210  Bowling alley

1.000000 - AMF WEST LANES & ICE 
RINK
1
32

Unit Type:
MS Mult:
MS Zip:

Building RCN:
Mkt Adj:

Building Value:

5,925,495

100

Other Improvements RCN:
Other Improvements Value:

Eco Adj:

611,260
194,710

0.000000

COMMERCIAL BUILDING SECTIONS & BASEMENTS

DEPRECIATION FOR Bowling Center

Sec Occupancy MSCls

1 Bowling Center C

Rank

2

YrBlt Eff Yr Level

1959 01/01

Area Perim

41416 740

RCN

4119330

% Gd

25

Physical Condition Functional Econ

FR Fair

Override Percent

0

Override Reason

Value

1029830

Hgt.

19

In Use

APARTMENT DATE

Units:
BR Type:
Baths:

1 2 3 4 5 6 7 8
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AG LAND SUMMARYAGRICULTURE LAND

Total Acres:
Total Use Value:
Total Mkt Value:

Type Acres Soil Unit Irr Type Well Depth Acre Feet Acre Ft/Ac Adj Code Base Rate Adj Rate Value

OTHER BUILDING IMPROVEMENTS

DEPRECIATION FOR Site Improvements

Occupancy MSCls Rank

Site Improvements C 2

Qty

1

Eff Yr LBCS Area

10

Perim Hgt Dimision Stories

8 1

Cls RCN

30,828

% Gd

65

Value

21,040

Physical Condition Functional Econ

Normal/AV Normal/Average

Override Percent Override Reason

BUILDING COMPONENTS for Site Improvements

Code Units Pct

Fence, Wood Solid Boards 8,400 65

Size YearRank

DEPRECIATION FOR Site Improvements

Occupancy MSCls Rank

Site Improvements C 2

Qty

1

Eff Yr LBCS Area

10

Perim Hgt Dimision Stories

8 1

Cls RCN

551,320

% Gd

30

Value

173,670

Physical Condition Functional Econ

FR Normal/Average

Override Percent Override Reason

BUILDING COMPONENTS for Site Improvements

Code Units Pct

Paving, Asphalt w/Base 179,000 30

Size

10

YearRank

IMPROVEMENT COST SUMMARY

Other Improvements RCN:

Eco Adj:

Other Improvement Value:

582,148

194,710
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APEX SKETCH
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Half Payment Full Payment Amount Enclosed 
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Owner Property No. Bill No. Tax District Situs Address
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Tax Paid Half Tax Due Full Tax Due Interest Due Fees Due Total Due
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0

Class Land Assessed Value Improvement Value Legal Description

Owner Property No. Bill No. Tax District Situs Address

REAL ESTATE TAX STATEMENT

Johnson County Treasurer 
PO Box 2902 
Shawnee Mission, KS  66201-1302 

CURRENT COUNTY RESIDENT

Please "X" here to request a receipt be mailed to you.
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Tax Paid Half Tax Due Full Tax Due Interest Due Fees Due Total Due
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Class Land Assessed Value Improvement Value Legal Description

Owner Property No. Bill No. Tax District Situs Address

REAL ESTATE TAX STATEMENT

Johnson County Treasurer 
PO Box 2902 
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14821,950,00012/20/2011

Sale 3
Sale 2
Sale 1

Date Amount Type Source Validity

008788  METCALF AVEPrimary Situs:
422.RNbhd:
5381 - Bowling alleyLBCS Function:

JO CO BD OF COMMISSIONERSOwner:

OVERLAND PARK, KS 

COM BUILDING 1

LBCS Structure:
Identical Units:
Building Name:

No. Units:
Unit Type:
Tot Bldg Area w/o Bsmt:

Assmt Class:

M&S Zip / Mult:

3210 - Bowling alley

AMF WEST LANES & ICE RINK
1

E

/

32
 
60,232

SECTION 1

Building Name:
Occupancy:
M&S Class:
Rank:
Yr. Blt/EFff Yr Blt:

 
306 - Bowling Center
C
Average
1959/

Level to Level:
Num Stories:
Area Per Floor:

Interior Use:

Perimeter:

01/01
 
41,416

 - 

740
Wall Height: 19

Physical Cond:
Functional:
Economic:

Assmt Class:

FR
Fair
 

 

BASEMENT Perimeter: 840

Occupancy:
Type:
Area:

Depth:
Rank:
M&S Class:
Interior Use:

306 - Bowling Center
701 - Finished
12446

10
Average+
C
083 - 083

Marshall & Swift Information: Wall Hgt Factor: 1.08
Local Multiplier: 1.07

No. of Stories Adj:
Perimeter Adj:

1
0.9551

TotalCostUnits

Base Cost: 2,134,16641,416 51.53
Stud -Brick Veneer 41,416 15.72 651,060-882
Package Unit 100 12.22 1,222-611
Wet Sprinklers 72,678 2.66 193,323-683
Overhead Door, Sectionals, Manual Operation 144 16.80 2,419-8650
Storage Bldg, Wood 320 32.27 10,326-8112
Canopy, Retail Wood Frame 924 25.69 23,738-8065
Canopy, Retail Wood Frame 396 31.97 12,660-8065
Canopy, Retail Wood Frame 160 31.97 5,115-8065
Basic Structure Cost 41,416 73.26 3,034,029-631
Finished Basement 12,446 65.09 810,110-633
Heating & Cooling 12,446 6.35 79,032-633
Building Cost New 41,416 94.73 3,923,171-633

Total Replacement Cost New 3,923,171

Entrepreneurial Profit Factor: 105.000
Replacement Cost New:

Ovrd Pct Good:
Overall % Good(5)

Unadjusted RCNLD:
Market Adj Factor:

Economic Adj Factor:
Adjusted RCNLD:

4,119,329

25
1,029,830

100
100

1,029,830

TOTAL SECTION 1 COST VALUE

JOHNSON COUNTY  COST VALUATION REPORT

Calc Date: 02/14/2014,09:54:PMR94714Quick Ref ID:046-069-31-0-10-01-017.00-0Parcel ID:

2014 4/7/2014 1:54:23 PMTax Year:

Conforms With USPAP 6, Jurisdictional Exception Invoked and K.S.A 79-504. 1  of 3



JOHNSON COUNTY  COST VALUATION REPORT

Calc Date: 02/14/2014,09:54:PMR94714Quick Ref ID:046-069-31-0-10-01-017.00-0Parcel ID:

2014 4/7/2014 1:54:23 PMTax Year:

SECTION 2

Building Name:
Occupancy:
M&S Class:
Rank:
Yr. Blt/EFff Yr Blt:

 
176 - Skating Rink, Roller
C
Average
1959/

Level to Level:
Num Stories:
Area Per Floor:

Interior Use:

Perimeter:

01/01
 
18,816

 - 

488
Wall Height: 19

Physical Cond:
Functional:
Economic:

Assmt Class:

FR
Fair
 

 

Marshall & Swift Information: Wall Hgt Factor: 1.08
Local Multiplier: 1.07

No. of Stories Adj:
Perimeter Adj:

1
0.974

TotalCostUnits

Base Cost: 1,190,30018,816 63.26
Stud -Brick Veneer 18,816 15.58 293,153-882
Package Unit 18,816 12.58 236,705-611
Basic Structure Cost 18,816 91.42 1,720,158-631

Total Replacement Cost New 1,720,158

Entrepreneurial Profit Factor: 105.000
Replacement Cost New:

Ovrd Pct Good:
Overall % Good(5)

Unadjusted RCNLD:
Market Adj Factor:

Economic Adj Factor:
Adjusted RCNLD:

1,806,165

25
451,540

100
100

451,540

TOTAL SECTION 2 COST VALUE

Replacement Cost New:
Overall % Good:

Unadjusted RCNLD:
Market Adj Factor:

Economic Adj Factor:

Adjusted RCNLD per Sqft:

5,925,495

1,481,370
100

100.0

24.59

TOTAL COM BUILDING 1 COST VALUE

Building RCNLD (adjusted) 1,481,370
Identical Units: 1

Total Building RCNLD(adjusted): 1,481,370

COM BUILDING 1 OTHER IMPROVEMENT 1

Occupancy:
LBCS Struct:
Quantity:
M&S Class:
Rank/Quality:
Yr Blt / Eff Yr Blt:

163 - Site Improvements
 
1
C
Average
1966/

Num Stories:
Area:
Perimeter
Wall Height:
Length:
Width:

1
10
 
 
 
 

Physical Cond:
Functional:
Economic:

Assmt Class:
M&S Zip / Multi:

FR
Normal/Average
 

 
/

Marshall & Swift Information: Wall Hgt Factor:
Local Multiplier:

No. of Stories Adj:
Perimeter Adj:

0.00
1.07

0
0

Units Cost Total

Paving, Asphalt with Base 179,000 3.08 551,320-8350
Basic Structure Cost 10 55,132.00 551,320-631

Total Replacement Cost New 551,320

Conforms With USPAP 6, Jurisdictional Exception Invoked and K.S.A 79-504. 2  of 3



JOHNSON COUNTY  COST VALUATION REPORT

Calc Date: 02/14/2014,09:54:PMR94714Quick Ref ID:046-069-31-0-10-01-017.00-0Parcel ID:

2014 4/7/2014 1:54:24 PMTax Year:

173,670Total Adjusted RCNLD:
1Identical Units:

173,670
100
100

173,670
30

578,890
105.000

Adjusted RCNLD:
Economic Adj Factor:

Market Adj Factor:
Unadjusted RCNLD:

Overall % Good(5)
Ovrd Pct Good:

Replacement Cost New:
Entrepreneurial Profit Factor:TOTAL COM BUILDING 1 OTHER IMPROVEMENT 1 COST VALUE

COM BUILDING 1 OTHER IMPROVEMENT 2

Occupancy:
LBCS Struct:
Quantity:
M&S Class:
Rank/Quality:
Yr Blt / Eff Yr Blt:

163 - Site Improvements
 
1
C
Average
2008/

Num Stories:
Area:
Perimeter
Wall Height:
Length:
Width:

1
10
 
 
 
 

Physical Cond:
Functional:
Economic:

Assmt Class:
M&S Zip / Multi:

Normal/AV
Normal/Average
 

 
/

Marshall & Swift Information: Wall Hgt Factor:
Local Multiplier:

No. of Stories Adj:
Perimeter Adj:

0.00
1.07

0
0

Units Cost Total

Fence, Wood Solid Boards 8,400 3.67 30,828-8200
Basic Structure Cost 10 3,082.80 30,828-631

Total Replacement Cost New 30,828

21,040Total Adjusted RCNLD:
1Identical Units:

21,040
100
100

21,040
65

32,370
105.000

Adjusted RCNLD:
Economic Adj Factor:

Market Adj Factor:
Unadjusted RCNLD:

Overall % Good(5)
Ovrd Pct Good:

Replacement Cost New:
Entrepreneurial Profit Factor:TOTAL COM BUILDING 1 OTHER IMPROVEMENT 2 COST VALUE

MISCELLANEOUS SITE OVERRIDE VALUE

Misc Site Reason Code: Class Value

Total: $0

Class Size Base Size / Rate Incr / Decr Infl Factors OVRD Unit Price ValueMarket Land Value:

LAND VALUES

E 246,484 SF 0 / $0.001 - Primary/Typical Site 0.00 / 0.00 $6.00 $1,478,900
Total: $1,478,900

$1,478,900MARKET LAND TOTAL

$1,676,080COM BUILDING 1 TOTAL (INCL OTHER IMPROVEMENTS)

$0MISCELLANEOUS SITE IMPROVEMENTS

$3,154,980TOTAL PARCEL COST VALUE

Conforms With USPAP 6, Jurisdictional Exception Invoked and K.S.A 79-504. 3  of 3



FORMER KING LOUIE PROPERTY 

ADDENDA 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 69 

Glossary 
Definitions are taken from the Dictionary of Real Estate Appraisal, 5

th
 Edition (Dictionary), the Uniform Standards of 

Professional Appraisal Practice (USPAP) and Building Owners and Managers Association International (BOMA).  
 

Absolute Net Lease 

A lease in which the tenant pays all expenses including 

structural maintenance, building reserves, and 

management; often a long-term lease to a credit tenant. 

(Dictionary) 

Additional Rent 

Any amounts due under a lease that is in addition to 

base rent. Most common form is operating expense 

increases. (Dictionary) 

Amortization 

The process of retiring a debt or recovering a capital 

investment, typically though scheduled, systematic 

repayment of the principal; a program of periodic 

contributions to a sinking fund or debt retirement fund. 

(Dictionary) 

As Is Market Value 

The estimate of the market value of real property in its 

current physical condition, use, and zoning as of the 

appraisal date. (Dictionary) 

Base (Shell) Building 

The existing shell condition of a building prior to the 

installation of tenant improvements. This condition 

varies from building to building, landlord to landlord, 

and generally involves the level of finish above the 

ceiling grid. (Dictionary) 

Base Rent 

The minimum rent stipulated in a lease. (Dictionary) 

Base Year 

The year on which escalation clauses in a lease are 

based. (Dictionary) 

Building Common Area 

The areas of the building that provide services to 

building tenants but which are not included in the 

rentable area of any specific tenant. These areas may 

include, but shall not be limited to, main and auxiliary 

lobbies, atrium spaces at the level of the finished floor, 

concierge areas or security desks, conference rooms, 

lounges or vending areas food service facilities, health or 

fitness centers, daycare facilities, locker or shower 

facilities, mail rooms, fire control rooms, fully enclosed 

courtyards outside the exterior walls, and building core 

and service areas such as fully enclosed mechanical or 

equipment rooms. Specifically excluded from building 

common areas are; floor common areas, parking spaces, 

portions of loading docks outside the building line, and 

major vertical penetrations. (BOMA) 

Building Rentable Area 

The sum of all floor rentable areas. Floor rentable area is 

the result of subtracting from the gross measured area 

of a floor the major vertical penetrations on that same 

floor. It is generally fixed for the life of the building and 

is rarely affected by changes in corridor size or 

configuration. (BOMA) 

Certificate of Occupancy (COO) 

A statement issued by a local government verifying that 

a newly constructed building is in compliance with all 

codes and may be occupied.  

Common Area (Public) Factor 

In a lease, the common area (public) factor is the 

multiplier to a tenant’s useable space that accounts for 

the tenant’s proportionate share of the common area 

(restrooms, elevator lobby, mechanical rooms, etc.). The 

public factor is usually expressed as a percentage and 

ranges from a low of 5 percent for a full tenant to as 

high as 15 percent or more for a multi-tenant floor. 

Subtracting one (1) from the quotient of the rentable 

area divided by the useable area yields the load (public) 

factor. At times confused with the “loss factor” which is 

the total rentable area of the full floor less the useable 

area divided by the rentable area. (BOMA) 

Common Area Maintenance (CAM) 
 

The expense of operating and maintaining common 

areas; may or may not include management charges and 

usually does not include capital expenditures on tenant 

improvements or other improvements to the property.  

 

CAM can be a line-item expense for a group of items 

that can include maintenance of the parking lot and 

landscaped areas and sometimes the exterior walls of 

the buildings. CAM can refer to all operating expenses.  

 

CAM can refer to the reimbursement by the tenant to the 

landlord for all expenses reimbursable under the lease. 

Sometimes reimbursements have what is called an 

administrative load. An example would be a 15 percent 

addition to total operating expenses, which are then 

prorated among tenants. The administrative load, also 

called an administrative and marketing fee, can be a 

substitute for or an addition to a management fee. 

(Dictionary) 
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Condominium 

A form of ownership in which each owner possesses the 

exclusive right to use and occupy an allotted unit plus 

an undivided interest in common areas.  

 

A multiunit structure, or a unit within such a structure, 

with a condominium form of ownership. (Dictionary) 

Conservation Easement 

An interest in real property restricting future land use to 

preservation, conservation, wildlife habitat, or some 

combination of those uses. A conservation easement 

may permit farming, timber harvesting, or other uses of 

a rural nature to continue, subject to the easement. In 

some locations, a conservation easement may be 

referred to as a conservation restriction. (Dictionary) 

Contributory Value 

The change in the value of a property as a whole, 

whether positive or negative, resulting from the addition 

or deletion of a property component. Also called 

deprival value in some countries. (Dictionary) 

Debt Coverage Ratio (DCR) 
 

The ratio of net operating income to annual debt service 

(DCR = NOI/Im), which measures the relative ability to a 

property to meet its debt service out of net operating 

income. Also called Debt Service Coverage Ratio (DSCR). 

A larger DCR indicates a greater ability for a property to 

withstand a downturn in revenue, providing an 

improved safety margin for a lender. (Dictionary) 

Deed Restriction 

A provision written into a deed that limits the use of 

land. Deed restrictions usually remain in effect when title 

passes to subsequent owners. (Dictionary) 

Depreciation 

1) In appraising, the loss in a property value from any 

cause; the difference between the cost of an 

improvement on the effective date of the appraisal and 

the market value of the improvement on the same date. 

2) In accounting, an allowance made against the loss in 

value of an asset for a defined purpose and computed 

using a specified method. (Dictionary) 

Disposition Value 

The most probable price that a specified interest in real 

property is likely to bring under the following 

conditions: 

 

 Consummation of a sale within a exposure time 

specified by the client; 

 The property is subjected to market conditions 

prevailing as of the date of valuation;  

 Both the buyer and seller are acting prudently and 

knowledgeably; 

 The seller is under compulsion to sell; 

 The buyer is typically motivated; 

 Both parties are acting in what they consider to be 

their best interests; 

 An adequate marketing effort will be made during 

the exposure time specified by the client; 

 Payment will be made in cash in U.S. dollars or in 

terms of financial arrangements comparable 

thereto; and 

 The price represents the normal consideration for 

the property sold, unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. (Dictionary) 

Easement 

The right to use another’s land for a stated purpose. 

(Dictionary) 

EIFS  

Exterior Insulation Finishing System. This is a type of 

exterior wall cladding system. Sometimes referred to as 

dry-vit. 

Effective Date 

1) The date at which the analyses, opinions, and advice 

in an appraisal, review, or consulting service apply. 2) In 

a lease document, the date upon which the lease goes 

into effect. (Dictionary) 

Effective Rent 

The rental rate net of financial concessions such as 

periods of no rent during the lease term and above- or 

below-market tenant improvements (TIs). (Dictionary) 

EPDM  

Ethylene Diene Monomer Rubber. A type of synthetic 

rubber typically used for roof coverings. (Dictionary) 

Escalation Clause 

A clause in an agreement that provides for the 

adjustment of a price or rent based on some event or 

index. e.g., a provision to increase rent if operating 

expenses increase; also called an expense recovery 

clause or stop clause. (Dictionary) 

Estoppel Certificate 

A statement of material factors or conditions of which 

another person can rely because it cannot be denied at 

a later date. In real estate, a buyer of rental property 

typically requests estoppel certificates from existing 

tenants. Sometimes referred to as an estoppel letter. 

(Dictionary) 
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Excess Land 

Land that is not needed to serve or support the existing 

improvement. The highest and best use of the excess 

land may or may not be the same as the highest and 

best use of the improved parcel. Excess land may have 

the potential to be sold separately and is valued 

separately. (Dictionary) 

Expense Stop 

A clause in a lease that limits the landlord’s expense 

obligation, which results in the lessee paying any 

operating expenses above a stated level or amount. 

(Dictionary) 

Exposure Time 

1) The time a property remains on the market. 2) The 

estimated length of time the property interest being 

appraised would have been offered on the market prior 

to the hypothetical consummation of a sale at market 

value on the effective date of the appraisal; a 

retrospective estimate based on an analysis of past 

events assuming a competitive and open market. 

(Dictionary) 

Extraordinary Assumption 

An assumption, directly related to a specific assignment, 

which, if found to be false, could alter the appraiser’s 

opinions or conclusions. Extraordinary assumptions 

presume as fact otherwise uncertain information about 

physical, legal, or economic characteristics of the subject 

property; or about conditions external to the property 

such as market conditions or trends; or about the 

integrity of data used in an analysis. (Dictionary) 

Fair Market Value 

The price at which the property should change hands 

between a willing buyer and a willing seller, neither 

being under any compulsion to buy or sell and both 

having reasonable knowledge of relevant facts. [Treas. 

Reg. 20.2031-1(b); Rev. Rul. 59-60. 1959-1 C.B. 237] 

Fee Simple Estate 

Absolute ownership unencumbered by any other 

interest or estate, subject only to the limitations 

imposed by the governmental powers of taxation, 

eminent domain, police power, and escheat. (Dictionary) 

Floor Common Area 

Areas on a floor such as washrooms, janitorial closets, 

electrical rooms, telephone rooms, mechanical rooms, 

elevator lobbies, and public corridors which are available 

primarily for the use of tenants on that floor. (BOMA) 

 

Full Service (Gross) Lease 

A lease in which the landlord receives stipulated rent 

and is obligated to pay all of the property’s operating 

and fixed expenses; also called a full service lease. 

(Dictionary) 

Going Concern Value 

 The market value of all the tangible and intangible 

assets of an established and operating business 

with an indefinite life, as if sold in aggregate; more 

accurately termed the market value of the going 

concern.  

 The value of an operating business enterprise. 

Goodwill may be separately measured but is an 

integral component of going-concern value when it 

exists and is recognizable. (Dictionary) 

Gross Building Area 

The total constructed area of a building. It is generally 

not used for leasing purposes (BOMA) 

Gross Measured Area 

The total area of a building enclosed by the dominant 

portion (the portion of the inside finished surface of the 

permanent outer building wall which is 50 percent or 

more of the vertical floor-to-ceiling dimension, at the 

given point being measured as one moves horizontally 

along the wall), excluding parking areas and loading 

docks (or portions of the same) outside the building line. 

It is generally not used for leasing purposes and is 

calculated on a floor by floor basis. (BOMA) 

Gross Up Method 

A method of calculating variable operating expense in 

income-producing properties when less than 100 

percent occupancy is assumed. The gross up method 

approximates the actual expense of providing services 

to the rentable area of a building given a specified rate 

of occupancy. (Dictionary) 

Ground Lease 

A lease that grants the right to use and occupy land. 

Improvements made by the ground lessee typically 

revert to the ground lessor at the end of the lease term. 

(Dictionary) 

Ground Rent 

The rent paid for the right to use and occupy land 

according to the terms of a ground lease; the portion of 

the total rent allocated to the underlying land. 

(Dictionary) 
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HVAC 

Heating, ventilation, air conditioning. A general term 

encompassing any system designed to heat and cool a 

building in its entirety. 

Highest & Best Use 

The reasonably probable and legal use of vacant land or 

an improved property that is physically possible, 

appropriately supported, financially feasible, and that 

results in the highest value. The four criteria the highest 

and best use must meet are 1) legal permissibility, 2) 

physical possibility, 3) financial feasibility, and 4) 

maximally profitability. Alternatively, the probable use of 

land or improved –specific with respect to the user and 

timing of the use–that is adequately supported and 

results in the highest present value. (Dictionary) 

Hypothetical Condition 

That which is contrary to what exists but is supposed for 

the purpose of analysis. Hypothetical conditions assume 

conditions contrary to known facts about physical, legal, 

or economic characteristics of the subject property; or 

about conditions external to the property, such as 

market conditions or trends; or about the integrity of 

data used in an analysis. (Dictionary) 

Industrial Gross Lease 

A lease of industrial property in which the landlord and 

tenant share expenses. The landlord receives stipulated 

rent and is obligated to pay certain operating expenses, 

often structural maintenance, insurance and real estate 

taxes as specified in the lease. There are significant 

regional and local differences in the use of this term. 

(Dictionary) 

Insurable Value 

A type of value for insurance purposes. (Dictionary) 

(Typically this includes replacement cost less basement 

excavation, foundation, underground piping and 

architect’s fees). 

Investment Value 

The value of a property interest to a particular investor 

or class of investors based on the investor’s specific 

requirements. Investment value may be different from 

market value because it depends on a set of investment 

criteria that are not necessarily typical of the market. 

(Dictionary) 

Just Compensation 

In condemnation, the amount of loss for which a 

property owner is compensated when his or her 

property is taken. Just compensation should put the 

owner in as good a position as he or she would be if the 

property had not been taken. (Dictionary) 

Leased Fee Interest 

A freehold (ownership interest) where the possessory 

interest has been granted to another party by creation 

of a contractual landlord-tenant relationship (i.e., a 

lease). (Dictionary) 

Leasehold Interest 

The tenant’s possessory interest created by a lease. 

(Dictionary) 

Lessee (Tenant) 

One who has the right to occupancy and use of the 

property of another for a period of time according to a 

lease agreement. (Dictionary) 

Lessor (Landlord) 

One who conveys the rights of occupancy and use to 

others under a lease agreement. (Dictionary) 

Liquidation Value 

The most probable price that a specified interest in real 

property should bring under the following conditions: 

 

 Consummation of a sale within a short period. 

 The property is subjected to market conditions 

prevailing as of the date of valuation.  

 Both the buyer and seller are acting prudently and 

knowledgeably.  

 The seller is under extreme compulsion to sell. 

 The buyer is typically motivated. 

 Both parties are acting in what they consider to be 

their best interests. 

 A normal marketing effort is not possible due to the 

brief exposure time. 

 Payment will be made in cash in U.S. dollars or in 

terms of financial arrangements comparable 

thereto. 

 The price represents the normal consideration for 

the property sold, unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. (Dictionary) 

Loan to Value Ratio (LTV) 

The amount of money borrowed in relation to the total 

market value of a property. Expressed as a percentage of 

the loan amount divided by the property value. 

(Dictionary) 

Major Vertical Penetrations 

Stairs, elevator shafts, flues, pipe shafts, vertical ducts, 

and the like, and their enclosing walls. Atria, lightwells 

and similar penetrations above the finished floor are 

included in this definition. Not included, however, are 

vertical penetrations built for the private use of a tenant 

occupying office areas on more than one floor. 
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Structural columns, openings for vertical electric cable or 

telephone distribution, and openings for plumbing lines 

are not considered to be major vertical penetrations. 

(BOMA) 

Market Rent 

The most probable rent that a property should bring in a 

competitive and open market reflecting all conditions 

and restrictions of the lease agreement including 

permitted uses, use restrictions, expense obligations; 

term, concessions, renewal and purchase options and 

tenant improvements (TIs). (Dictionary) 

Market Value  

The most probable price which a property should bring 

in a competitive and open market under all conditions 

requisite to a fair sale, the buyer and seller each acting 

prudently and knowledgeably, and assuming the price is 

not affected by undue stimulus. Implicit in this definition 

is the consummation of a sale as of a specified date and 

the passing of title from seller to buyer under conditions 

whereby: 

 

a. Buyer and seller are typically motivated; 

b. Both parties are well informed or well advised, and 

acting in what they consider their own best 

interests; 

c. A reasonable time is allowed for exposure in the 

open market; 

d. Payment is made in terms of cash in United States 

dollars or in terms of financial arrangements 

comparable thereto; and 

e. The price represents the normal consideration for 

the property sold unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. 

Market Value As If Complete 

Market value as if complete means the market value of 

the property with all proposed construction, conversion 

or rehabilitation hypothetically completed or under 

other specified hypothetical conditions as of the date of 

the appraisal. With regard to properties wherein 

anticipated market conditions indicate that stabilized 

occupancy is not likely as of the date of completion, this 

estimate of value shall reflect the market value of the 

property as if complete and prepared for occupancy by 

tenants.  

Market Value As If Stabilized 

Market value as if stabilized means the market value of 

the property at a current point and time when all 

improvements have been physically constructed and the 

property has been leased to its optimum level of long 

term occupancy. 

Marketing Time 

An opinion of the amount of time it might take to sell a 

real or personal property interest at the concluded 

market value level during the period immediately after 

the effective date of the appraisal. Marketing time 

differs from exposure time, which is always presumed to 

precede the effective date of an appraisal. (Advisory 

Opinion 7 of the Standards Board of the Appraisal 

Foundation and Statement on Appraisal Standards No. 

6, “Reasonable Exposure Time in Real Property and 

Personal Property Market Value Opinions” address the 

determination of reasonable exposure and marketing 

time). (Dictionary) 

Master Lease 

A lease in which the fee owner leases a part or the entire 

property to a single entity (the master lease) in return 

for a stipulated rent. The master lessee then leases the 

property to multiple tenants. (Dictionary) 

Modified Gross Lease 

A lease in which the landlord receives stipulated rent 

and is obligated to pay some, but not all, of the 

property’s operating and fixed expenses. Since 

assignment of expenses varies among modified gross 

leases, expense responsibility must always be specified. 

In some markets, a modified gross lease may be called a 

double net lease, net net lease, partial net lease, or 

semi-gross lease. (Dictionary) 

Option 

A legal contract, typically purchased for a stated 

consideration, that permits but does not require the 

holder of the option (known as the optionee) to buy, 

sell, or lease real property for a stipulated period of time 

in accordance with specified terms; a unilateral right to 

exercise a privilege. (Dictionary) 

Partial Interest 

Divided or undivided rights in real estate that represent 

less than the whole (a fractional interest). (Dictionary) 

Pass Through 

A tenant’s portion of operating expenses that may be 

composed of common area maintenance (CAM), real 

estate taxes, property insurance, and any other expenses 

determined in the lease agreement to be paid by the 

tenant. (Dictionary) 

Prospective Future Value Upon Completion 

Market value “upon completion” is a prospective future 

value estimate of a property at a point in time when all 

of its improvements are fully completed. It assumes all 

proposed construction, conversion, or rehabilitation is 

hypothetically complete as of a future date when such 



FORMER KING LOUIE PROPERTY 

ADDENDA 

 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 74 

effort is projected to occur. The projected completion 

date and the value estimate must reflect the market 

value of the property in its projected condition, i.e., 

completely vacant or partially occupied. The cash flow 

must reflect lease-up costs, required tenant 

improvements and leasing commissions on all areas not 

leased and occupied. 

Prospective Future Value Upon Stabilization 

Market value “upon stabilization” is a prospective future 

value estimate of a property at a point in time when 

stabilized occupancy has been achieved. The projected 

stabilization date and the value estimate must reflect the 

absorption period required to achieve stabilization. In 

addition, the cash flows must reflect lease-up costs, 

required tenant improvements and leasing commissions 

on all unleased areas. 

Replacement Cost 

The estimated cost to construct, at current prices as of 

the effective appraisal date, a substitute for the building 

being appraised, using modern materials and current 

standards, design, and layout. (Dictionary) 

Reproduction Cost 

The estimated cost to construct, at current prices as of 

the effective date of the appraisal, an exact duplicate or 

replica of the building being appraised, using the same 

materials, construction standards, design, layout, and 

quality of workmanship and embodying all of the 

deficiencies, super-adequacies, and obsolescence of the 

subject building. (Dictionary) 

Retrospective Value Opinion 

A value opinion effective as of a specified historical date. 

The term does not define a type of value. Instead, it 

identifies a value opinion as being effective at some 

specific prior date. Value as of a historical date is 

frequently sought in connection with property tax 

appeals, damage models, lease renegotiation, deficiency 

judgments, estate tax, and condemnation. Inclusion of 

the type of value with this term is appropriate, e.g., 

“retrospective market value opinion.” (Dictionary) 

Sandwich Leasehold Estate 

The interest held by the original lessee when the 

property is subleased to another party; a type of 

leasehold estate. (Dictionary) 

Sublease 

An agreement in which the lessee (i.e., the tenant) leases 

part or all of the property to another party and thereby 

becomes a lessor. (Dictionary) 

Subordination 

A contractual arrangement in which a party with a claim 

to certain assets agrees to make his or her claim junior, 

or subordinate, to the claims of another party. 

(Dictionary) 

Substantial Completion 

Generally used in reference to the construction of tenant 

improvements (TIs). The tenant’s premises are typically 

deemed to be substantially completed when all of the 

TIs for the premises have been completed in accordance 

with the plans and specifications previously approved by 

the tenant. Sometimes used to define the 

commencement date of a lease.  

Surplus Land 

Land that is not currently needed to support the existing 

improvement but cannot be separated from the 

property and sold off. Surplus land does not have an 

independent highest and best use and may or may not 

contribute value to the improved parcel. (Dictionary) 

Triple Net (Net Net Net) Lease 

A lease in which the tenant assumes all expenses (fixed 

and variable) of operating a property except that the 

landlord is responsible for structural maintenance, 

building reserves, and management. Also called NNN, 

triple net leases, or fully net lease. (Dictionary) 

 

(The market definition of a triple net leases varies; in 

some cases tenants pay for items such as roof repairs, 

parking lot repairs, and other similar items.) 

Usable Area 

The measured area of an office area, store area or 

building common area on a floor. The total of all the 

usable areas or a floor shall equal floor usable area of 

that same floor. The amount of floor usable area can 

vary over the life of a building as corridors expand and 

contract and as floors are remodeled. (BOMA) 

Value-in-Use 

The value of a property assuming a specific use, which 

may or may not be the property’s highest and best use 

on the effective date of the appraisal. Value in use may 

or may not be equal to market value but is different 

conceptually. (Dictionary) 
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Qualifications of Brock Hamlin 

Real Estate Analyst 
Valbridge Property Advisors | Shaner Appraisals, Inc.  

 

 

 

Independent Valuations for a Variable World 

Membership/Affiliations: 

Practicing Affiliate:      Appraisal Institute  

Appraisal Institute and Related Courses: 

Basic Appraisal Principles 

Basic Appraisal Procedures 

Uniform Standards of Appraisal Practice 

Residential Appraiser Report Writing 

 

Experience: 

Real Estate Analyst 

Valbridge Property Advisors | Shaner Appraisals, Inc.  (2013-Present) 

 

Appraisal Specialist 

Arvest Bank (2008-2013) 

 

Appraisal/valuation and consulting assignments include: industrial 

buildings, office buildings, retail buildings, commercial and 

agricultural land.   

 

Appraisal purposes and uses for assignments include: new loans, SBA 

loans, refinancing, and internal decision making.  

 

 

  

Education 

 

BA Baker University 

Business Administration 

 

Contact Details 

 

913-451-1451 (o) 

913-647-4097 (d) 

 

Valbridge Property Advisors | 

Shaner Appraisals, Inc. 

10990 Quivira Road  

Suite 100 

Overland Park, KS 66210 

 

www.valbridge.com 

bhamlin@valbridge.com 

http://www.valbridge.com/
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Qualifications of Jason Roos, MAI 

Director – Industrial Valuation 
Valbridge Property Advisors | Shaner Appraisals, Inc. 

 

 

Independent Valuations for a Variable World 

Membership/Affiliations: 

Member:   Appraisal Institute - MAI Designation 

2014 President: Appraisal Institute – Kansas City Chapter 

Appraisal Institute and Related Courses: 

Business Practices and Ethics  

Uniform Standards of Appraisal Practice 

Advanced Income Capitalization 

Advanced Sales Comparison and Cost Approaches 

Report Writing and Valuation Analysis  

Advanced Applications  

A Debate on the Allocation of Hotel Total Assets 

Fundamentals of Separating Real Property, Personal Property, and 

Intangible Business Assets 

Appraising the Appraisal: Appraisal Review – General 

Analyzing Tenant Credit Risk and Commercial Lease Analysis 

Condemnation Appraising: Principles and Applications 

Experience: 

Director – Industrial Valuation 

Valbridge Property Advisors | Shaner Appraisals, Inc.  (2007-Present) 

 

Appraisal/valuation and consulting assignments include: industrial 

buildings, office buildings, retail buildings, and hotels and motels.  

Industrial properties appraised include a wide variety of warehouse 

and manufacturing facilities located across the Midwest.  Assignments 

have been concentrated in the Kansas City Metropolitan area, but 

assignments have been completed across the country on specialized 

manufacturing and warehouse properties. 

 

  

State Certifications 

 

State of Kansas 

State of Missouri 

State of Iowa 

State of Nebraska 

State of Alabama 

Education 

 

BBA University of  

North Dakota 

Contact Details 

 

913-451-1451 (o) 

913-647-4095 (d) 

 

Valbridge Property Advisors | 

Shaner Appraisals, Inc. 

10990 Quivira Road  

Suite 100 

Overland Park, KS 66210 

 

www.valbridge.com 

jroos@valbridge.com 

http://www.valbridge.com/
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Information on Valbridge Property Advisors 
Valbridge covers the U.S. from coast to coast, and is one of the Top 3 national commercial real estate 

valuation and advisory services firms based on: 

 

 Total number of MAIs (163 on staff) 

 Total number of office locations (60 across the U.S.) 

 Total number of staff (600+ strong) 

 

 

Valbridge is owned by our local office leaders. Every Valbridge office is led by a senior managing 

director who holds the MAl designation of the Appraisal Institute. 

 

 

Valbridge services all property types, including: 

 

 Office 

 Industrial 

 Retail 

 Apartments/multifamily/senior living 

 Lodging/hospitality/recreational 

 Land 

 Special-purpose properties 

 

 

Valbridge welcomes single-property assignments as well as portfolio, multi-market and other 

bulk-property engagements. Specialty services include: 
 

 Portfolio valuation 

 REO/foreclosure evaluation 

 Real estate market and feasibility analysis 

 Property and lease comparables, including lease review 

 Due diligence 

 Property tax assessment and appeal-support services 

 Valuations and analysis of property under eminent domain proceedings 

 Valuations of property for financial reporting, including goodwill impairment, impairment or 

disposal of long-lived assets, fair value and leasehold valuations 

 Valuation of property for insurance, estate planning and trusteeship, including fractional interest 

valuation for gifting and IRS purposes 

 Cost segregation studies 

 Litigation support, including expert witness testimony 

 Business and partnership valuation and advisory services, including partial interests  

 

 

 

 

Independent Valuation for a Variable World 



FORMER KING LOUIE PROPERTY 

ADDENDA 

 

VALBRIDGE PROPERTY ADVISORS | Shaner Appraisals, Inc.  Page 78 

Office Locations
ALABAMA 
Valbridge Property Advisors | 
Real Estate Appraisers, LLC 

4732 Woodmere Boulevard 
Montgomery, AL 36106 
334-277-5077 phone 
334-277-5078 fax 
 
ARIZONA 
Valbridge Property Advisors | 
MJN Enterprises, Inc. 
6061 E. Grant Road, Suite 121 
Tucson, AZ 85712 
520-321-0000 phone 
520-290-5293 fax 
 
CALIFORNIA 
Valbridge Property Advisors | 
Michael Burger & Associates 
4915 Calloway Drive, Suite 101 
Bakersfield, CA 93312 
661-587-1010 phone 
661-834-0748 fax 
 
Valbridge Property Advisors | 
Cummings Appraisal 
Group, Inc. 

99 S. Lake Avenue, Suite 21 
Pasadena, CA 91101 
626-744-0428 phone 
626-744-0922 fax 
 
Valbridge Property Advisors | 
Hulberg & Associates, Inc. 
225 Crossroads Blvd, Suite 326 
Carmel, CA 93923 
831-917-0383 phone 
925-327-1696 fax 
 
2813 Coffee Road, Suite E-2 
Modesto, CA 95355 
209-569-0450 phone 
209-569-0451 fax 
 
One North Market Street 
San Jose, CA 95113 
408-279-1520 phone 
408-279-3428 fax 
 
3160 Crow Canyon Place, #245 
San Ramon, CA 94583 
925-327-1660 phone 
925-327-1696 fax 
 

Valbridge Property Advisors | 
Penner & Associates, Inc. 

1370 N. Brea Boulevard, #255 
Fullerton, CA 92835 
714-449-0852 phone 
714-738-4371 fax 
 
Valbridge Property Advisors | 
Ribacchi & Associates 
10301 Placer Lane, Suite 100 
Sacramento, CA 95827 
916-361-2509 phone 
916-361-2632 fax 
 
COLORADO 
Valbridge Property Advisors | 
Bristol Realty Counselors 
5345 Arapahoe, Suite 7 
Boulder, CO 80303 
303-443-9600 phone 
303-443-9623 fax 
 
Valbridge Property Advisors l 
Mountain West 
562 Highway 133 
Carbondale, CO 81623 
970-340-1016 phone 
970-797-9124 fax 
 
 
 
 

CONNECTICUT 
Valbridge Property Advisors | 
Italia & Lemp, Inc. 

6 Central Row, Third Floor 
Hartford, CT 06103-2701 
860-246-4606 phone 
17 High Street, Suite 214 
Norwalk, CT 06851 
203-286-6520 phone 
 
FLORIDA 
Valbridge Property Advisors | 
Armalavage Valuation, LLC 
2240 Venetian Court 
Naples, FL 34109 
239-514-4646 phone 
239-514-4647 fax 
 
Valbridge Property Advisors | 
Beaumont, Matthes & Church, 
Inc. 

603 Hillcrest Street 
Orlando, FL 32803 
407-839-3626 phone 
407-839-3453 fax 
 
Valbridge Property Advisors | 
Broom, Moody, Johnson & 
Grainger, Inc. 
121 West Forsyth Street, #1000 
Jacksonville, FL 32202 
904-296-3000 phone 
904-296-8722 fax 
 
Valbridge Property Advisors | 
Entreken Associates, Inc. 
1100 16th Street N 
St. Petersburg, FL 33705 
727-894-1800 phone 
727-894-8916 fax 
 
GEORGIA 
Valbridge Property Advisors | 
Cantrell Miller, LLC 
2675 Paces Ferry Road, Ste 145 
Atlanta, GA 30339 
678-644-4853 phone 
 
IDAHO 
Valbridge Property Advisors | 
Auble, Jolicoeur & Gentry, Inc. 
1875 N. Lakewood Drive, #100 
Coeur d’Alene, ID 83814 
208-292-2965 phone 
208-292-2971 fax 
 
Valbridge Property Advisors | 
Mountain States Appraisal 
&Consulting, Inc. 

1459 Tyrell Lane, Suite B 
Boise, ID 83706 
208-336-1097 phone 
208-345-1175 fax 
 
INDIANA 
Valbridge Property Advisors | 
Mitchell Appraisals, Inc. 
820 Fort Wayne Avenue 
Indianapolis, IN 46204 
317-687-2747 phone 
317-687-2748 fax 
 
IOWA 
Valbridge Property Advisors | 
Roy R. Fisher, Inc. 
2010 East 38th Street, Suite 201 
Davenport, IA 52807 
563-355-6606 phone 
563-355-6612 fax 
 
 
 
 
 
 

KANSAS 
Valbridge Property Advisors | 
Shaner Appraisals, Inc. 

10990 Quivira Road, Suite 100 
Overland Park, KS 66210 
913-451-1451 phone 
913-529-4121 fax 
 
KENTUCKY 
Valbridge Property Advisors 
|Allgeier Company 
214 South 8th Street, Suite 200 
Louisville, KY 40202 
502-585-3651 phone 
502-589-7480 fax 
 
LOUISIANA 
Valbridge Property Advisors | 
Argote, Derbes, Graham, 
Shuffield & Tatje, Inc. 
512 North Causeway Boulevard 
Metairie, LA 70001 
504-833-8234 phone 
504-830-3870 fax 
 
7607 Fern Avenue, Suite 104 
Shreveport, LA 71105 
318-797-0543 phone 
 
MARYLAND 
Valbridge Property Advisors | 
Lipman Frizzell & Mitchell LLC 
6240 Old Dobbin Lane, Suite 140 
Columbia, MD 21045 
410-423-2300 phone 
410-423-2410 fax 
 
MASSACHUSETTS 
Valbridge Property Advisors | 
Bullock Commercial Appraisal, 
LLC 
21 Muzzey Street, Suite 2 
Lexington, MA 02421 
781-652-0700 phone 
 
MICHIGAN 
Valbridge Property Advisors | 
The Oetzel-Hartman Group 
321 Woodland Pass, Suite 200 
East Lansing, MI 48823 
517-336-0001 phone 
517-336-0009 fax 
 
MINNESOTA 
Valbridge Property Advisors | 
Mardell Partners, Inc. 

120 South 6th Street, Suite 1650 
Minneapolis, MN 55402 
612-253-0650 phone 
612-253-5650 fax 
 
NEVADA 
Valbridge Property Advisors | 
Lubawy & Associates, Inc. 
3034 S. Durango Drive, Suite 100 
Las Vegas, NV 89117 
702-242-9369 phone 
702-242-6391 fax 
 
NORTH CAROLINA 
Valbridge Property Advisors | 
John Bosworth &Associates, 
LLC 
4530 Park Road, Suite 100 
Charlotte, NC 28209 
704-376-5400 phone 
704-376-1095 fax 
 
Valbridge Property Advisors | 
Paramount Appraisal 
Group, Inc. 
412 E. Chatham Street 
Cary, NC 27511 
919-859-2666 phone 
919-859-2667 fax 
 

OHIO 
Valbridge Property Advisors | 
Akron Appraisal Group, Inc. 

1655 W. Market Street, Suite 130 
Akron, OH 44313 
330-899-9900 phone 
330-680-5204 fax 
 
Valbridge Property Advisors | 
Allgeier Company 
9277 Centre Point Dr., Suite 350 
West Chester, OH 45069 
513-785-0820 phone 
513-563-3539 fax 
 
Valbridge Property Advisors 

526 E. Superior Avenue, Suite 
455 
Cleveland, OH 44114 
216-367-9690 phone 
330-680-5204 fax 
 
OKLAHOMA 
Valbridge Property Advisors | 
Walton Property Services, LLC 
8282 South Memorial Drive, #302 
Tulsa, OK 74133 
918-712-9992 phone 
918-742-3061 fax 
 
PENNSYLVANIA 
Valbridge Property Advisors | 
Barone, Murtha, Shonberg & 
Associates, Inc. 
4701 Baptist Road, Suite 304 
Pittsburgh, PA 15227 
412-881-6080 phone 
412-881-8040 fax 
 
Valbridge Property Advisors | 
Lukens & Wolf, LLC 

150 South Warner Road, Ste. 440 
King of Prussia, PA 19404 
215-545-1900 phone 
215-545-8548 fax 
 
SOUTH CAROLINA 
Valbridge Property Advisors | 
Atlantic Appraisals, LLC 
1250 Fairmont Avenue 
Mt. Pleasant, SC 29464 
843-884-1266 phone 
843-881-7532 fax 
 
800 Main Street, Suite 220 
Hilton Head Island, SC 29926 
843-342-2302 phone 
843-342-2304 fax 
 
Valbridge Property Advisors | 
Robinson Company 
610 N. Main Street 
Greenville, SC 29601 
864-233-6277 phone 
864-233-8577 fax 
 
TENNESSEE 
Valbridge Property Advisors | 
R.K. Barnes & Associates, Inc. 
112 Westwood Place, Suite 300 
Brentwood, TN 37027 
615-369-0670 phone 
615-369-0671 fax 
 
Valbridge Property Advisors |  
C & I Appraisal Services, Inc. 
6750 Poplar Avenue, Suite 706 
Memphis, TN 38138 
901-753-6977 phone 
 
Valbridge Property Advisors | 
Meridian Realty Advisors, LLC 
213 Fox Road 
Knoxville, TN 37922 
865-522-2424 phone 
865-522-0030 fax 
 

TEXAS 
Valbridge Property Advisors | 
Dugger, Canaday, Grafe, Inc. 

111 Soledad, Suite 800 
San Antonio, TX 78205 
210-227-6229 phone 
210-227-8520 fax 
 
Valbridge Property Advisors | 
The Gerald A. Teel Company, 
Inc. 

Two Energy Square 
4849 Greenville Avenue, Ste 1495 
Dallas, TX 75206 
214-446-1611 phone 
974 Campbell Road, Suite 204 
Houston, TX 77024 
713-467-5858 phone 
713-467-0704 fax 
 
Valbridge Property Advisors 
2731 81st Street 
Lubbock, TX 79423 
806-744-1188 phone 
806-744-1189 fax 
 

UTAH 
Valbridge Property Advisors | 
Free and Associates, Inc. 
260 South 2500 West, Suite 301 
Pleasant Grove, UT 84062 
801-492-9328 phone 
801-492-1420 fax 
 
1100 East 6600 South, Suite 201 
Salt Lake City, UT 84121 
801-262-3388 phone 
801-262-7893 fax 
 
20 North Main, Suite 304 
St. George, UT 84770 
435-773-6300 phone 
435-773-6298 fax 
 

VIRGINIA 
Valbridge Property Advisors | 
Axial Advisory Group, LLC 
656 Independence Parkway, #220 
Chesapeake, VA 23320 
757-410-1222 phone 
757-410-2956 fax 
 
7400 Beaufont Springs Drive, 
#300 
Richmond, VA 23225 
804-672-4473 phone 
 
4732 Longhill Road, Suite 3202 
Williamsburg, VA 23188 
757-345-0010 phone 
757-345-0170 fax 
 

WASHINGTON 
Valbridge Property Advisors | 
Allen Brackett Shedd 

419 Berkeley Avenue, Suite A 
Fircrest, WA 98466 
253-274-0099 phone 
253-564-9442 fax 
 
12320 NE 8th Street, Suite 200 
Bellevue, WA 98005 
425-450-4040 phone 
425-688-1819 fax 
 
Valbridge Property Advisors | 
Auble, Jolicoeur & Gentry, Inc. 

324 N. Mullan Road 
Spokane Valley, WA 99206 
509-747-0999 phone 
509-747-3559 fax 
 

WISCONSIN 
Valbridge Property Advisors | 
Vitale Realty Advisors, LLC 
12660 W. North Avenue 
Brookfield, WI 53005 
262-782-7990 phone 
262-782-7590 fax 




