
ASSUMPTIONS 

FOR COMMERCIAL APPRAISALS 

 

1. This is an appraisal report presented in a summary format which is intended to comply with the 

reporting requirements set forth under Standard Rule 2-2(a) of the Uniform Standards of 

Professional Appraisal Practice.  It is understood between the parties that the scope of the 

assignment is limited and we relied on information obtained from the public records of Adams 

County, published data sources and discussions with market professionals such as investors and 

brokers relative to Adams County, published data sources and discussions with market 

professionals such as investors and brokers relative to the subject’s income performance and 

physical composition.  Spurgeon Appraisals is not responsible for unauthorized use of this report.  

 

2. Unless otherwise specifically noted in the body of the report, it is assumed that title to the 

property or properties which are identified as the subject of the report, are clear and marketable 

and there are no recorded or unrecorded matters or exceptions to title that would adversely affect 

marketability or value.  Spurgeon Appraisals has not examined title and makes no representations 

relative to the condition thereof. 

 

3. Unless otherwise specifically noted in the body of the report, the legal description furnished is 

assumed to be correct. Any abbreviations or discrepancies relative to the legal would be 

identified. 

 

4. It is assumed that surveys and/or plats furnished to, or acquired by, the appraiser and used in the 

making of this report are correct.  Spurgeon Appraisals has not made a land survey or caused one 

to be made unless identified in the report and therefore, assumes no responsibility for accuracy 

of same. 

 

5. It is assumed any improvements have been, or will be, constructed according to approved 

architectural plans and specifications in conformance with recommendations contained in or 

based on any soil report(s).  Unless otherwise noted, Spurgeon Appraisals has not retained 

independent engineer(s) or architect(s) in connection with the report and therefore, makes no 

representations relative to conformance with approved architectural plans, specifications, or 

recommendations contained in or based on any soil(s) report. 

 

6. It is assumed that all factual data furnished by the client, property owner, owner's representative, 

or persons designated by the client or owner are accurate and correct unless otherwise 

specifically noted in the report.  I do not guarantee the correctness of such data, although as far 

as is reasonably possible, the data has been checked and is believed to be correct.  Information 

and data referred to in this paragraph may include but is not limited to information relative to the 

subject of the report regarding numerical street addresses, lot and block numbers, assessor’s 

parcel numbers, land dimensions, square footage area of land, dimensions of the improvements, 

gross building areas, net rentable areas, usable areas, unit count, room count, rent schedules, 

income data, budgets, historic operating expenses, and related data.  Information obtained 

regarding demographics, comparable verification, and data of a general sense is assumed factual 

as confirmed and the source(s) reliable.  Any material error in the gathered data could have 

substantial impact on the conclusions reported; as a result, Spurgeon Appraisals reserves a right 

to amend conclusions reported if made aware of such an error. 



 

7. Unless otherwise noted in the body of the report, it is assumed that there are no mineral or sub-

surface rights of value involved in the report and there are no other development rights of value 

that may be transferred.  Subsurface rights, minerals and oils, were not considered in making this 

report unless otherwise stated. 

 

8. Any riparian and/or littoral rights identified by survey or plat are assumed to go with the property 

unless easements and/or deeds of record were found by the appraiser to the contrary. 

 

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

regulations and laws, unless non-compliance is stated, defined, and considered in the report. 

 

10. It is assumed that all applicable zoning and use regulations and restrictions have been complied 

with, unless the non-conformity has been stated, defined, and considered in the report.  Unless 

otherwise noted, it is assumed that no changes in the present zoning ordinances or regulations 

governing use, density, or shape, are being considered. 

 

11. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative 

or administrative authority from any local, state, or national government or private entity or 

organization has been, or can be, obtained or renewed for any use on which the value estimate 

contained in the report is based. 

 

12. Unless otherwise stated in the report, the existence of hazardous material, which may or may not 

be present on the property, was not observed by the appraisers.  The appraisers have no 

knowledge of the existence of such material on or in the property.  The appraisers, however, are 

not qualified to detect such substances.  The presence of substances such as asbestos, urea 

formaldehyde foam insulation, contaminated ground water, or other potentially hazardous 

materials may affect the value of the property.  The value estimate is predicated upon the 

assumption that there is no such material on or in the property that would cause loss in value or 

affect its marketability.  No responsibility is assumed for any such conditions, or for any expertise 

or engineering knowledge required to discover them.  The client is urged to retain an expert in 

this field if desired. 

 

13. The soil of the area which is the subject of the report appears to be firm and solid.  Unless 

otherwise stated, subsidence in the area is unknown or uncommon, but Spurgeon Appraisals does 

not warrant against this condition and/or occurrence. 

 

14. It is assumed that the utilization of the land and improvements is within the boundaries or 

property lines as described in the report, and there is no encroachment or trespass, unless noted. 

 

15. The date of value of which the opinions in the report apply is set forth in the body of the report.  

Spurgeon Appraisals assumes no responsibility for economic or physical factors occurring at 

some later date which may affect the opinions stated in the report. 

 

16. Unless specifically noted in the body of this report, it is assumed that the property or properties 

described are structurally sound, seismically safe, and that all building systems (mechanical, 



electrical, HVAC, elevator, plumbing, etc.) are, or will be upon completion, in good working 

order with no major deferred maintenance or repair required; that the roof and exterior are in 

good condition and free from intrusion from the elements; that the property or properties have 

been engineered in such a manner that it/they will withstand any known elements such as wind 

storm, flooding, or similar natural occurrences; and that the improvements as currently 

constituted conform to all applicable local, state, and federal building codes and ordinances.  

Spurgeon Appraisal’s professionals are not engineers and are not competent to judge matters of 

an engineering nature, nor has Spurgeon Appraisals retained independent structural, mechanical, 

electrical, or civil engineers in connection with the report.  As such, Spurgeon Appraisals makes 

no representations relative to the condition of the improvements.  Unless otherwise noted in the 

report, no problems were brought to the attention of Spurgeon Appraisal’s professionals by 

ownership or management.  Unless otherwise noted, Spurgeon Appraisal’s professionals 

inspected less than 100% of the entire interior and exterior portions of the improvements.  If 

questions regarding engineering studies are critical to the decision process of the reader, the 

advice of competent engineering consultants should be obtained and relied upon.  If engineers 

and consultants retained should report negative factors of a material nature or if such are later 

discussed relative to the condition of the improvements, such information could have a 

substantial negative impact on the conclusions reported.  Accordingly, if negative findings are 

reported by engineering consultants, Spurgeon Appraisals reserves the right to amend the report 

conclusions. 

 

17. Unless otherwise specifically noted, this report is not being prepared for use in conjunction with 

litigation. Accordingly, no rights to expert testimony, pretrial or other conferences, disposition, 

or related services are included in this appraisal.  If as a result of this undertaking, Spurgeon 

Appraisals or any its officers, professionals, and/or consultants are requested or required to 

provide any of the foregoing services, such shall be subject to the availability of Spurgeon 

Appraisal’s professionals or consultants at the time and shall further be subject to the party or 

parties requesting or requiring such services paying the then applicable professional fees and 

expenses.   

 

18. Neither all nor any of the contents of the report shall be conveyed to the public through 

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

Spurgeon Appraisals, particularly as to the valuation conclusions, the identity of the 

professionals or firm, or any reference to the Appraisal Institute, the MAI designation, or 

certification by the State of Missouri, Iowa, or Illinois.  Exempt from restrictions relative to the 

transmittal of this report to third parties is duplication for internal use of the client-addressee 

and/or transmission to attorneys, accountants, or advisors of the client-addressee.  Also exempt 

from this restriction is transmission of the report to any court, governmental authority, or 

regulatory agency having jurisdiction over the party/parties for whom the report was prepared, 

providing that the report and/or its contents shall not be published, in whole or in part in any 

public document without the express written consent of Spurgeon Appraisals or its principals, 

which consent Spurgeon Appraisals reserves the right to deny.  The report should not be 

advertised to the public or otherwise used to induce a third party to purchase the property.  Any 

third party not covered by the exemptions herein who may possess this report is advised that he 

should rely on his own independently secured advice for any decision in conjunction with the 



property.  Spurgeon Appraisals, its professionals and/or principals, shall have no accountability 

or responsibility to any such third party. 

 

19. Unless specifically set forth in the body of the report, nothing contained therein shall be 

construed to represent any direct or indirect recommendation to buy, sell, or hold the 

property(ies) at the value(s), or development scenario as stated.  Such decisions involve 

substantial investment strategy and must be specifically addressed in consultation form. 

 

20. The distribution of the total valuation in this report between land and improvements applies only 

under the existing program of utilization.  The separate valuations for land and building must not 

be used in conjunction with any other report and are invalid if so used. 

 

21. The forecasts, projections, and/or operating estimates contained herein are based on current 

market conditions, anticipated (though recognizably short term) supply and demand factors, and 

a continued stable economy, unless otherwise stated.  Any forecasts are therefore subject to 

changes in future conditions. The appraiser cannot be held responsible for unforeseeable events 

that alter market conditions subsequent to the effective date of the appraisal. 

 

22. The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  Spurgeon 

Appraisals has not made a specific compliance survey and analysis of this property to determine 

whether or not it is in conformity with the various detailed requirements of the ADA.  It is 

possible that a compliance survey of the property, together with a detailed analysis 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 fact could have a negative effect upon the value of the 

property.  Since Spurgeon Appraisals has no direct evidence relating to this issue, we did not 

consider possible non-compliance with the requirements of ADA in estimating the value of the 

property. 

 

23. Insurable value is not provided in this report.  Taking the difference between our 

reported Market Value and estimated land value is not an appropriate method for 

estimating replacement cost of improvements for insurance coverage purposes.  We 

recommend a proper insurance representative to estimate an appropriate coverage for 

the subject property.  Insurable value has two definitions per Marshall and Swift LP. 1. The 

value of an asset or asset group that is covered by an insurance policy.  It can be estimated by 

deducting costs of non-insurable items (e.g., land value) from Market Value. 2. Value used by 

insurance companies as the basis for insurance.  Often considered to be replacement or 

reproduction cost plus allowances for debris removal or demolition less deterioration and non-

insurable items.  Sometimes cash value or Market Value, but often entirely a cost concept.   

 

24. The acceptance of, and/or use of this appraisal report constitutes the understanding and 

acceptance of the assumptions made herein.  
 


