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Mr. James R. Fisher, PE, CBO
Borough Manager
c / o Manheim Borough
15 East High Street
Manheim, Pennsylvania 17545
Dear Mr. Fisher,
I am pleased to submit my appraisal report of certain real property assets that belong to
Manheim Borough and are located at 26 East High Street, in Manheim Borough,
Lancaster County, Pennsylvania, 17545. It is my considered opinion that the fee simple
market value of those assets, as of March 6, 2018 is as follows:
ONE HUNDRED SIXTY THOUSAND DOLLARS
$160,000
Market value is considered to be the price expressed in terms of money which a willing
and informed buyer would pay to a willing and informed seller, neither acting with undue
haste, and both exercising prudent judgment. I am considering the value-in-exchange
concept that represents the value, in terms of money, of an asset to people generally,
as opposed to the value-in-use to a specific owner-user.
This engagement has been confined to a determination of the value of the property in
accordance with our agreement. I have not investigated title to the property, nor the
possible existence of liens, mortgages and assessments or other liabilities. I assume
no responsibility with respect to ownership. These findings are intended solely for the
use of Manheim Borough, for the purpose represented to me by you. The attached
Appraisal Report has been prepared to comply with my understanding of the
requirements of the Uniform Standards of Professional Appraisal Practice, FIRREA and
Manheim Borough appraisal requirements.
www.skladanyvaluation.com

Mr. James R. Fisher, PE, CBO
Borough Manager
c / o Manheim Borough
March 30, 2018
Page 2

I have performed the subject appraisal based on my understanding of the requirements
and policies of the Financial Institutions Reform, Recovery, and Enforcement Act
(FIRREA) and, more particularly, those appraisal guidelines established by the OCC,
dated June 7, 1994. It is my practice to adhere to the Uniform Standards of
Professional Appraisal Practice, adopted by the Appraisal Standards Board of the
Appraisal Foundation.
Neither the employment to make nor the compensation for the appraisal is contingent
upon values reported. To the best of my knowledge or belief, all statements and
information contained in this report are true and correct, and no important facts have
knowingly been withheld.
I have no present, prospective, direct or indirect interest in the property herein
appraised.
This analysis was made by the use of the methods and procedures conforming to
ethical standards of practice and in accordance with the provisions of the list of
Assumptions and Limiting Conditions included herein.

Respectfully submitted,

Leo M. Skladany, ASA

Nick L. Skladany, MAI, CCIM

Certified PA General Appraiser, GA000193L
Certified DE General Appraiser, X1000037
Certified NY General Appraiser, 46000050481

Certified PA General Appraiser, GA003887

www.skladanyvaluation.com
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS
Location:

26 East High Street
Manheim Borough
Lancaster County, Pennsylvania

Property Rights Appraised:

Fee Simple

Ownership:

Manheim Borough

Deed Book / Page:

M48-1

Occupancy:

Currently Vacant

Property Type:

Former Firehouse

Land Area:

0.07 Acre or 3,049 Square Feet

Principal Improvements:

A three-story former firehouse containing a
gross building area of 3,712 square feet. The
building was constructed in 1904. The building
condition is fair.

Zoning:

CBD; Commercial Business District

Highest and Best Use:

As Improved – Commercial

Tax Parcel Number:

400-30939-0-0000

Tax Liability:

Exempt

Assessed Value:

$300,600

Equalized Assessed Value:

$398,146

Last Sale:

April 1959 for $1.00.
This was not an arm’s length transaction.

Market Value:

$160,000

Inspection and Valuation Date:

March 6, 2018
1
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OBSERVATION DATA
The property was observed by Mr. Nick L. Skladany, MAI, CCIM, Certified General
Appraiser, on March 6, 2018. During the observation, the appraiser was accompanied
by Mr. James R. Fisher, Manheim Borough Manager. The interior and the exterior of
the property were photographed. Samples of the photographs are included in this
report.
IDENTIFICATION OF THE REAL PROPERTY
The property appraised is the real estate located at 26 East High Street, in Manheim
Borough, Lancaster County, Pennsylvania, 17545 and was formerly known as the Hope
Fire Engine and Hose Company Number 1. The property is identified as Tax Parcel
Number 400-30939-0-0000.
OWNERSHIP OF THE SUBJECT PROPERTY
The property was first developed in 1904. The current owner, Manheim Borough,
acquired the property from the Hope Fire Engine and Hose Company Number 1 in April
1959 for $1.00. This was not an arm’s length transaction. A copy of the Deed is
located in the Addendum of this report. The property has not been offered “for sale” on
the local MLS or other major data-reporting services during the past three years.
Currently, the property is not publicly listed for sale and there are no pending purchase
agreements on the property to the knowledge of the appraiser.
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OCCUPANCY
The subject property is a former firehouse. There are two vehicle bays, two sleeping
quarters with full bathrooms, and upper level office space. The property has been
vacant since December 2016.
PROPERTY RIGHTS APPRAISED
The focus of this analysis is the valuation of the fee simple interest in the real property
controlled by Manheim Borough.
EFFECTIVE DATE OF VALUATION
March 6, 2018 is the effective date of valuation for this appraisal. It is assumed that
there will be no substantial changes in the subject property or the economic
environment between the inspection date and the valuation date.
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REPORT TYPE
This is an Appraisal Report that is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional
Appraisal Practice for an Appraisal Report. As such, it presents only summary
discussions of the data, reasoning, and analyses that were used in the appraisal
process to develop the appraiser's opinion of value. Supporting documentation
concerning the data, reasoning, and analyses is retained in the appraiser's file. The
depth of discussion contained in this report is specific to the needs of the client. The
appraiser is not responsible for unauthorized use of this report.
In preparing this appraisal, the appraiser:
1. inspected the subject site and the exterior of the improvements, as well as
the interior of the appraised property
2. gathered information on comparable sales
3. applied the Sales Comparison Approach to value
4. reconciled the value indications derived via the Sales Comparison
Approach to value
Neither a Cost Approach nor an Income Capitalization Approach will be developed or
presented.
A Cost Approach will not be developed or presented due to the age of the subject
property. Estimating the physical, functional and economic obsolescence of the building
becomes highly subjective and reduces the credibility of the Cost Approach.
The Income Capitalization Approach will not be developed due to the Scope of Work
specified by the client, Manheim Borough. This type of property is generally owner
occupied and is usually not a leased investment type of real estate.
This Appraisal Report is a brief recapitulation of the appraiser's data, analyses, and
conclusions. Supporting documentation is retained in the appraiser's file.
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SCOPE OF THE APPRAISAL
The scope of the appraisal included a physical inspection of the subject property, a
detailed inspection of the improvements or review of the building plans and
specifications (whichever is applicable), field visits to the neighborhood and market area
of the subject property, an analysis of market and neighborhood trends, and a review of
zoning and real estate assessments through discussions with municipal personnel. All
of these factors are analyzed in the process of forming an opinion of highest and best
use of the property.
The data used in analyzing the subject property by the appropriate approaches to value
were obtained from one or more of the following sources:
1. The appraiser’s data bank;
2. Nationally published cost manuals;
3. Public records;
4. Real estate brokers and appraisers;
5. Property owners;
6. Developers;
7. Nationally published real estate advisory reports;
8. Internet sources;
9. Multiple Listing Services:
A)
B)
C)
D)
E)
F)

Flex – Lancaster and Lebanon Counties
Central Penn – Dauphin and Cumberland Counties
Rayac – York, Adams and Franklin Counties
Trend – Berks, Chester, Kent and New Castle Counties
Innovia – Sussex County
CoStar – States of Pennsylvania and Delaware

A selection was then made of the best data for use in analysis of the value of the
subject property by the pertinent approaches to value. Lastly, the value indications
were correlated into the final conclusion. The Addendum includes the engagement
agreement, public records and file documents.
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PURPOSE AND FUNCTION OF THE APPRAISAL
The purpose of this report is to express the appraiser’s opinion of the market value of
the fee simple interest in the land and improvements more fully described herein, as of
March 6, 2018; its use for any other purpose or valuation date may invalidate the
appraisal.
INTENDED USE AND USER
The intended use is to evaluate the property that is the subject of this appraisal for a
mortgage finance transaction, subject to the stated Scope of Work, purpose of the
appraisal, reporting requirements of this appraisal report form and Definition of Market
Value. Our Intended Use statement acknowledges that the appraisal was developed
consistent with the scope specified by Manheim Borough and agreed upon by the
appraiser for real estate collateral valuation.
Other financial institutions may be participating in this transaction. Our Intended User
statement acknowledges that the intended users include Manheim Borough, its
successors or assigns, and any participating financial institutions. The client is
Manheim Borough.
The Financial Services Modernization Act of 1999, known as the Gramm-Leach-Bliley
Act, has been interpreted to include real estate appraisers as financial institutions in
certain instances. Accordingly, it is necessary for us to disclose our policies and
practices regarding nonpublic personal and financial information. While we may be
provided with or we may collect various personal information or various financial
information in the course of providing appraisal services, we treat this information as
confidential. We do not share, sell, publish, refer, communicate, transfer or disclose
any information about our customers or clients to any related or unrelated entities of
Skladany Valuation LLC.
EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS
There are no extraordinary or hypothetical assumptions made by the appraiser in the
valuation of the appraised property.
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DEFINITION OF MARKET VALUE
Market value, as used in this appraisal report, is defined as follows:
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 is the consummation of a sale as of a specific
date and the passing of title from seller to buyer under conditions whereby:1
(1)

buyer and seller are typically motivated;

(2)

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

(3)

a reasonable time is allowed for exposure in the open market;

(4)

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

(5)

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.2

DEFINITION OF FEE SIMPLE
Fee simple estate, as used in this appraisal report, is defined as follows:
Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxations, eminent domain, police
power and escheat.3

1 “Statement of Appraisal Standards, No. 4” from ‘Uniform Standard of Professional Appraisal Practice”, page 67
2 Source: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisal, 34.42 Definitions [f]
3 Definition of Fee Simple Estate, “The Dictionary of Real Estate Appraisal, Fifth Edition”, Appraisal Institute Publishing, 2010, page 78
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COMPETENCY STATEMENT
The appraiser has appraised numerous institutional properties similar to the property
that is the subject of this appraisal. The appraiser has appraised commercial, industrial,
retail, multi-family and special-purpose properties on a nationwide basis, as delineated
in the accompanying professional qualifications set forth in the Addenda of this report.
ENVIRONMENTAL ISSUES
An environmental assessment of the subject property is beyond the scope of this report.
Any reference to environmental issues indicates the appraiser’s research into the
environmental aspects affecting the market and is not to be construed as an opinion
regarding specific issues concerning the subject property unless otherwise noted in this
report.
In this appraisal assignment, the existence of any potentially hazardous material, such
as asbestos, aluminum wiring, urea formaldehyde foam insulation, the existence of toxic
waste, and/or radon gas, etc., which may or may not be present in the subject property,
has not been considered. In the development of the opinion of value, no consideration
has been given to such liability or its impact on value. The appraiser is not qualified to
make an investigation to determine the possible presence of toxic materials requiring
either immediate or future correction. The client is urged to retain an expert in this field
if such information is desired.
RECERTIFICATION
The American Society of Appraisers conducts a voluntary program of continuing
education for its designated members (ASAs). An ASA who meets the continuing
education standards of this program is awarded periodic educational recertification. Leo
M. Skladany, ASA is certified under this program through February 2019.
The Appraisal Institute conducts a voluntary program of continuing education for its
designated members (Designated MAI Member). An MAI who meets the continuing
education standards of this program is awarded periodic education recertification. Nick
L. Skladany, MAI is certified under this program through December 31, 2018.
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2014-2019
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LIVING

149

❮❮

At Risk
Moderating Recession
In Recession

STRENGTHS & WEAKNESSES
STRENGTHS

» Proximity to Baltimore, Philadelphia and
Wilmington DE.
» Stability from noncyclical food industry.
» Relatively well-diversified economy for its size.

WEAKNESSES

» Reliance on traditional manufacturing.
» Weak per capita income relative to the nation.
» Relatively low-educated population.

RISK EXPOSURE
2015-2020

LONG TERM

107

2nd quintile

X

W

FORECAST RISKS
SHORT TERM

Highest=1
Lowest=401

UPSIDE

» Philadelphia-area professional/business service
firms migrate to LAC because of lower business
costs.
» Downtown revitalization continues and leads to
greater investment and job growth.

DOWNSIDE

» Weak domestic disposable income growth
restrains visitor growth, hurting tourism.
» Pension costs hold back local government
employment.

MOODY’S RATING

A1
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RANK

U.S.=100%

U.S.=100%
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ANALYSIS
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VITALITY

BUSINESS

96% 95% 96% 200
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BUSINESS CYCLE STATUS
❯❯

RELATIVE COSTS

COUNTY
AS OF DEC 16, 2014

Recent Performance. Lancaster’s economy is
expanding at a healthy pace. The unemployment
rate has fallen below 4% to an eight-year low.
Some of the acceleration in job gains is likely
exaggerated, and benchmark revisions to employment ought to show that growth falls short
of the U.S. average instead of exceeding it. But
even with the downward revisions, LAC is growing faster than the state and the Northeast. The
labor market has gotten tight enough to draw
back in many who had given up looking for work,
pushing up labor force participation by more
than a percentage point over the last year. For
the ﬁrst time since 2013, average hourly earnings
in LAC are rising faster than those nationally.
Healthcare remains a consistent source of investment and job growth, with industry payrolls
up 12% this decade. Work has begun on a $60
million expansion of Lancaster General Health.
Leisure/hospitality. Shifting consumer
preferences and improving income growth
will ensure that leisure and hospitality remain
an important driver. In terms of job creation,
the industry has outperformed the rest of the
economy as the recovery matures and consumers spend more on services. Longer-run trends
are also at work, with leisure and hospitality
accounting for a higher share of employment
than ever before as consumer preferences
shift toward eating away from home. Tourism
is another contributing factor in LAC thanks
to Amish tours, the convention center, and a
revitalized downtown.
Over the next year, a tightening labor market
will fuel faster growth in income and consumer
spending, paving the way for additional jobs in
leisure and hospitality. Longer-running pattern
shifts in consumer preferences along with support from regional tourism will ensure that the
industry outpaces the rest of the economy for
the foreseeable future.

Housing. An improving labor market will
facilitate the long-awaited release of pent-up
demand for housing. Housing has so far been
a missing piece of the puzzle in LAC’s recovery. However, the underlying fundamentals are
much improved and there are signs that demand
is picking up. LAC has one of the lowest vacancy
rates in the country. In addition, single-family
house prices are just 3% below their prerecession peak, and prices are an important predictor
of permit growth. In addition, population gains
exceed those in the state and the Northeast.
The release of pent-up demand from individuals who had been doubling up or living with their
parents will contribute to strong sales, and those
who have migrated to LAC will also provide support. Construction employment is forecast to rise
more than 4% this year, the most since 2005.
Local government. Structural ﬁscal problems
will cause local government in LAC to underperform that in the U.S. for some time. A growing population and improving economy have
slowed the losses in local government, but ﬁscal problems are a signiﬁcant headwind. While
Governor Tom Wolf is seeking more funding for
school districts, the outlook is uncertain because
of political gridlock from a divided government
and a large structural deﬁcit. In addition, rising
costs from underfunded pensions and healthcare
beneﬁts threaten to crowd out new hiring. As a
result, local government will soon stop shedding
jobs, but a quick turnaround is not in the cards.
Lancaster will expand more quickly this year
and next as a stronger labor market delivers
above-average income growth that boosts
the housing market. Low living and business
costs will help ensure that population gains
improve and that the metro area outperforms
the state and the Northeast in the long run.
1-866-275-3266
Adam Ozimek
help@economy.com
January 2016

2009

2010

2011

2012

2013

2014

INDICATORS

2015
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21.4
-3.0
228.5
-4.2
7.4
-1.9
54.3
516.6
0.9
2.0
990
272
175.7

21.7
1.7
227.9
-0.3
7.4
2.7
53.6
520.3
0.7
1.3
1,149
232
171.9

21.6
-0.8
228.2
0.1
6.8
5.5
54.2
523.7
0.6
1.0
731
473
167.7

21.9
1.6
231.3
1.4
6.4
3.7
54.6
526.8
0.6
0.6
781
379
165.9

22.2
1.4
233.9
1.2
5.7
2.4
55.9
530.1
0.6
0.8
980
278
166.6

22.8
2.8
238.8
2.1
4.4
4.6
57.4
533.3
0.6
0.9
970
139
169.6

Gross metro product (C09$ bil)
% change
Total employment (ths)
% change
Unemployment rate (%)
Personal income growth (%)
Median household income ($ ths)
Population (ths)
% change
Net migration (ths)
Single-family permits (#)
Multifamily permits (#)
FHFA house price (1995Q1=100)

23.3
2.2
243.4
1.9
4.1
4.2
59.3
537.5
0.8
1.8
102
19
174.3

24.2
3.6
248.8
2.2
3.7
8.0
61.9
542.2
0.9
2.2
636
163
178.0

25.0
3.4
254.2
2.2
3.4
8.5
65.3
547.1
0.9
2.5
1,561
461
180.3

25.8
3.1
258.6
1.7
3.3
7.6
68.5
552.4
1.0
2.9
1,962
406
181.2

2019 2020
26.4
2.4
261.7
1.2
3.2
5.7
71.2
557.7
1.0
2.8
1,993
366
182.3

27.0
2.1
263.6
0.7
3.3
5.0
73.5
562.9
0.9
2.7
2,037
398
185.4
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EMPLOYMENT & INDUSTRY
TOP EMPLOYERS

MIGRATION FLOWS

INDUSTRIAL DIVERSITY

Lancaster General Health
Mutual Assistance Group
RR Donnelley & Sons Co.
Ephrata Community Hospital
THLP Co. Inc.
Dart Container Corp.
Manheim Auto Auction
Armstrong World Industries
Aeroteck Inc.
Giant Food Corp.
CNH America LLC
High Industries Inc.
Weis Markets Inc.
Fulton Bank
Lancaster Laboratories
QVC Inc.
Susquehanna Bancshares Inc.
Alumax Mill Products
Wal-Mart Stores Inc.
Pepperidge Farm Inc.

INTO LANCASTER PA
Number of
Migrants

Most Diverse (U.S.)

7,264

1.00

Montgomery County PA
Harrisburg PA
York PA
Reading PA
Lebanon PA
New York NY
Philadelphia PA
Allentown PA
Wilmington DE
Baltimore MD
Total in-migration

0.80

0.58

0.60

Numbers Not Available

0.40

3,453

0.20

1,706

0.00

Least Diverse

1,602

EMPLOYMENT VOLATILITY
Due to U.S. ﬂuctuations

1,420

FROM LANCASTER PA

Relative to U.S.

Montgomery County PA
Harrisburg PA
York PA
Reading PA
Lebanon PA
Philadelphia PA
New York NY
Baltimore MD
Wilmington DE
Washington DC
Total out-migration

100%
80%

Sources: Central Penn Business Journal Book of Lists 2015,
PA Department of Labor and Workforce Development, 2013

60%

93

40%

PUBLIC
Federal
State
Local

20%

1,200
3,290
15,536

0%

Not due to U.S.

2014

100

90

LAC

Due to U.S.

U.S.

% of Total Employment

Mining
Construction
Manufacturing
Durable
Nondurable
Transportation/Utilities
Wholesale Trade
Retail Trade
Information
Financial Activities
Prof. and Bus. Services
Educ. and Health Services
Leisure and Hosp. Services
Other Services
Government

LAC
0.2%
6.2%
15.1%
52.2%
47.8%
4.2%
5.7%
12.2%
1.3%
3.6%
9.8%
18.0%
9.7%
5.6%
8.4%

PA
0.6%
4.0%
9.8%
61.0%
39.0%
4.3%
3.9%
10.9%
1.5%
5.4%
13.1%
20.4%
9.3%
4.4%
12.3%

LAC
$43,655
$68,637
$62,176
nd
nd
$50,755
$64,941
$28,776
$68,546
$47,814
$49,141
$49,448
$19,704
$37,338
$68,846

PA
U.S.
$98,148 $108,705
$65,447 $61,655
$72,774 $78,447
$72,331 $80,476
$73,470 $75,052
$61,222 $65,427
$87,528 $83,751
$30,551 $33,494
$155,911 $108,937
$56,496 $54,020
$71,061 $65,204
$54,619 $52,501
$24,216 $26,128
$36,384 $35,611
$75,234 $73,862

Sources: Percent of total employment — BLS, Moody’s Analytics, 2014, Average annual earnings — BEA, Moody’s Analytics, 2014

PER CAPITA INCOME
HIGH-TECH
EMPLOYMENT

41

5.1

2.1

U.S.

6,553.6

4.7

Ths

33
LAC $41,712

Sources: BEA, Moody’s Analytics

PA $47,679

11 12

13 14

U.S. $46,049

HIGH

LAC

HOUSING-RELATED
EMPLOYMENT

37

2014

% of total

MID

Ths

45

09 10

1,000
800
600
400
200
0
11

Domestic
Foreign
Total

12

13

14

2011

2012

2013

2014

-206
1,161
955

-561
1,176
615

-405
1,210
805

-304
1,213
909

Sources: IRS (top), 2011, Census Bureau, Moody’s Analytics

NAICS Industry

% of total

LAC

24.7

10.3

U.S.

12,757.9

9.2

Source: Moody’s Analytics, 2014

LOW

$ THS

07 08

1,200

LEADING INDUSTRIES BY WAGE TIER

48

05 06

-326

NET MIGRATION, #

Average Annual Earnings

U.S.
0.6%
4.4%
8.8%
63.1%
36.9%
3.7%
4.2%
11.1%
2.0%
5.7%
13.7%
15.4%
10.6%
4.0%
15.7%

1,160
1,007
961
691
623
415
353
196
180
162
12,046

Net migration

COMPARATIVE EMPLOYMENT AND INCOME
Sector

1,406
1,020
867
754
516
500
474
202
200
199
11,720

6211
5511
2362
5242
GVL
6221
2382
4931
7225
6233
FR
4451

Location Employees
Quotient
(ths)

Ofﬁces of physicians
Management of companies & enterprises
Nonresidential building construction
Agencies, brokerages & other insur. rel. acts.
Local Government
General medical and surgical hospitals
Building equipment contractors
Warehousing and storage
Restaurants and other eating places
Community care facilities for the elderly
Farms
Grocery stores

1.2
1.1
1.5
0.9
0.6
0.9
1.3
3.2
0.9
5.8
1.7
1.5

5.1
4.2
1.8
1.5
15.5
7.0
4.2
4.1
14.8
8.5
7.8
6.8

Source: Moody’s Analytics, 2014
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LANCASTER COUNTY ECONOMIC PERFORMANCE
Lancaster County Analysis
Lancaster County is located in south central Pennsylvania approximately 60 miles west
of Philadelphia. The county benefits from good access to the cities of Harrisburg,
Reading and York via heavily trafficked, limited access routes 76, 283, 30 and 222. The
population totals 524,000 spanning 18 boroughs, 41 townships and 984 square miles.
Lancaster County Labor Force
The Lancaster County unemployment rate is near 3.40%. ‘Manufacturing’ and ‘Trade,
Transportation and Utilities’ are the two of the three largest NAICS sectors in the county
and together represent 44% of all jobs. Manufacturing has been a weak industry for
years and showed virtually no growth, near 0.66% over the past five years. Trade,
transportations and utilities showed marginal employment figures, expanding 3.99%.
This is consistent with statewide growth levels.
A positive sector of growth has been ‘Education and Health Services’. Education and
Health Services sector saw a 9.70% increase and is the second largest employment
sector, employing 19.11% of the workforce. Education has been driven in part by
Millersville University, Elizabethtown College, Franklin & Marshall College, the
Lancaster Campus of Harrisburg Area Community College, Pennsylvania College of Art
& Design, Thaddeus Stevens College of Technology and the Pennsylvania College of
Health Sciences, which recently completed construction of a 320,000 square feet
campus of classrooms, labs and administrative offices at a cost of $65 million. The
increase of health services has been driven in part by the massive Lancaster General
Hospital, as well as an aging population which represents a larger share of the
population relative to national levels.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
Industrial Real Estate Sector
Industrial real estate in Lancaster County totals about 60 million square feet.
Regionally, this is the third largest industrial market behind only York and Cumberland
Counties. The majority of Lancaster County’s industrial sector is located along Routes
30, 283 and 222, as well as Interstate 76. The vacancy rate for the industrial market is
near 2.00% per CoStar Analytics. This rate has been slowly declining over the past five
years. Similarly, rental rates have been slowly increasing over the same time period.
The occupancy and rental rates are shown on the chart below.
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LANCASTER COUNTY ECONOMIC PERFORMANCE

Retail Real Estate Sector
The retail sector in Lancaster County totals 23 million square feet. The vacancy rate is
near 3% per CoStar Analytics. In 2016, 250,000 square feet of new retail space came
online. There is a significant amount of space in the pipeline or newly delivered.

According to ESRI demographics, the retail sales market showed annual sales of $8.2
billion in the county spanning nearly 4,400 businesses. The median household income
is $56,000 and the median disposable income per household is $46,000.
Retail centers larger than 100,000 square feet represent about 35% of the entire retail
sector. These larger, multi-unit properties are strongly anchored and well located.
Vacancy rates for these larger centers are near 2%.
Strongly performing retail sectors in the county include furniture and home furnishings
as well as food and beverage stores. The county is undersupplied in electronics and
appliance stores, hobby and entertainment stores, and gas stations, per Esri Retail
Market Place Profile. Overall, the county is underserved in terms of retail trade, per Esri
demographics. This is reflected in the 3% vacancy rate.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
Office Real Estate Sector
The office sector in Lancaster County totals 12 million square feet and is one of the
smaller sectors in the county. Currently, the county-wide vacancy rate is near 6.00%,
per CoStar Analytics.

One factor driving down the vacancy rate is the very low level of new office properties
coming online in the past several years. Absorption has been positive in the past four
years. Asking prices to sales price differentials are near 10%.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
Multi-Unit Residential
Multi-unit residential properties have been performing strongly over the past several
years. Across the county, vacancy rates have hovered near 3% for the past two years.
At the same time, average rental rates have been increasing. This relationship points to
a shortage in multi-unit residential properties. 200 new units have come online in the
past two years.

In the past three years, the county has shown an average of $50 million in sales per
year. Top buyers are investment and private equity funds. Apartments typically sell for
$40,000 to $80,000 per unit. The vacancy rate for this market is near 4.00%. The
market is expected to perform positively in the immediate future.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
City of Lancaster
The county seat of Lancaster County is the City of Lancaster. The City of Lancaster
has a population of 60,000 and is served by major highways 30, 283 and 222, as well
as local secondary arteries. Top employers in the city include Lancaster General
Hospital, RR Donnelley Corporation, and city and county governments. The current
unemployment rate is near 4%. Income levels vary greatly but the median household
income is near $33,000. The home ownership rate is near 43%.
Overall office vacancy in the city is near 5%, which is near a five-year low. This is
supported by little new office construction in the city. The office market in the City of
Lancaster is viewed as performing significantly stronger as compared to three or four
years past and absorption for office space has been positive. The average office
building in the city is nearly 70 years old.
Similarly, retail is performing strongly with vacancy rates less than 5%. Retail
absorption has been positive for several years. The vast majority of the city’s retail
spaces are smaller units. The strongest performing retail corridor in the city is located
on Prince and Queen Streets between Orange and King Streets. Driving this corridor
are 125 art galleries which have had constant demand over the past ten years.
The majority of the city’s industrial space is older, operates on multiple levels and does
not compete with the superior, modern suburban space. Recently there has been a
trend of renovating these older, multiple story industrial buildings into residential
condos, apartments, offices or other non-industrial uses. This trend coincides with the
poorly performing manufacturing sector in the county.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
New Development
There are several real estate projects underway throughout the county. Some of these
undertakings are summarized below.


In East Hempfield Township, 86 acres have been rezoned for the development of the
110,000 square feet Lime Spring Square shopping plaza and residential and industrial
real estate. The development includes apartments, townhouses and single family
residences. A new elementary school has been constructed, a child care center has
been built and a 279-unit retirement community has opened. Two buildings have been
erected in the developing industrial park, with plans for additional office, light industrial
buildings and a 75,000 square feet medical facility. A total of 1,054,340 square feet of
retail, restaurant, office, medical and industrial uses will be constructed.



In Manheim Township, the Shoppes at Belmont is a $130 million retail and housing
development project at the premier intersection of Fruitville Pike and US Route 30. The
71-acre site will be improved with 74 townhomes and a 370,000 square feet retail center,
anchored by Whole Foods Market.



Also in Manheim Township is the proposed Crossings at Conestoga Creek which spans
90 acres and shows construction estimates of $100 million. The complex will have 258
townhomes and 200,000 square feet of retail space, anchored by Wegman’s Grocer.



In Lancaster, a 144,000 square feet concierge medical care building is under
construction with costs near $35 million. The facility will provide specialty medical
needs, operated by Cleo Health Lancaster.



The Lancaster General Behavioral Health Hospital, an in-patient psychiatric treatment
facility, is being constructed on Harrisburg Avenue in the city. The 76,000 square feet
building is being constructed at a cost of $30 million. The hospital will accommodate
126 beds and offer specialty psychiatric services, including pediatric, women’s, medical
and incarcerated. Outpatient and day-treatment programs will also be offered. Opening
is scheduled for June 2018.



In Manheim Township, the City Gate complex is being constructed. This site will be
improved with two office buildings, each with 60,000 square feet. The site required
massive investments being that it was a former brownfield site. The facility is expected to
create 180 new jobs. The buildings are 60% leased prior to construction.
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LANCASTER COUNTY ECONOMIC PERFORMANCE
Lancaster County Conclusion
The short-term expectations are positive for the county. The longer-term outlook for the
county is more uncertain with a high share of older residents and slowing inward
migration. Further, the average education attainment level in Lancaster County is below
state and national levels. Conversely, the Lancaster County economy has a heavy
reliance on agriculture, which is non-cyclical. Lancaster County has a large tourism
industry which boasts 8.3 million visitors a year and generates an economic impact of
$2.6 billion per year. Overall, the Lancaster County market remains mostly stable due
to the strong agricultural foundations.
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LOCATION DESCRIPTION
Manheim Borough

Subject

Lancaster County

Manheim Borough

The appraised property is located in Manheim Borough, Lancaster County,
Pennsylvania. The 2010 US Census population count was 519,445 for Lancaster
County, which was a 10.4% increase since 2000. Manheim Borough had a population
of 4,858, which was an increase of 1.5%. Countywide, the indicated median household
income was $59,237 in 2016. The median household income for Manheim Borough
was $47,245. The median housing value for the county was $191,400 and 68.4% of
homes were owner occupied. The median housing value was $147,200 and 64.1% of
the homes were owner occupied.
Specifically, the property is located on the northwest corner of High and Wolf Streets.
This is an urban setting in the northwest quadrant of Lancaster County. The subject site
is one-half block east of the town square. The square, known as Market Square, is
located at the intersection of State Routes 72 and 772. This intersection has an
average daily traffic count of 13,000 vehicles. These are secondary arteries traversing
Lancaster County in north-south and east-west directions respectively. The square is
comprised of small commercial businesses, offices and regional branch banks. Small
commercial businesses, professional offices, convenience stores and gas stations are
also located along Main Street (aka State Route 72). Many of the commercial
businesses feature second floor apartment units. The Manheim station of the US Postal
Service and the Manheim public library are all located within one block of Market
Square. This is a primary commercial location.
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LOCATION DESCRIPTION
The surrounding properties consist of a mixed use building on the contiguous west side,
the Manheim Library and Borough offices, and an apartment building to the south,
historic cabins and a municipal parking lot to the east and a parking lot on the north
side. The Zion Lutheran Church and graveyard are located on the southeast corner of
High and Wolf Streets. Mixed-style, detached and semi-detached single family
residences and converted apartment buildings also comprise the neighborhood mix.
All public services, community facilities and utilities are adequately provided to the area.
Access to major highways and commercial corridors is good. The life stage of the
neighborhood is mature. The economic outlook for both the immediate future and over
the long term for Lancaster County is favorable. Household income and population are
expected to continue to grow.
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LOCATION MAP
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SITE DESCRIPTION
The subject site is a 0.07 acre or 3,049 square feet parcel of land. The property
consists of one tax parcel. The shape of the site is rectangular. The site has level
elevations beginning at the street frontage. Drainage of the site appears to be
satisfactory. Manheim Borough is the current property owner as indicated by public
records.
The assessment Tax Parcel Number is 400-30939-0-0000.
Utilities,
characteristics and site improvements can be summarized as follows:
Sewer:

Public

Water:

Public

Zoning:

CBD; Commercial Business District

Street Frontage:

30’ on High Street;
75’ on Wolf Street

Sightlines:

Good

Access:

Average; one curb cut on High Street

Positioning:

Corner

Parking:

Two garage spaces

Fencing:

None

Landscaping:

Shrubs and lawn

Yard Improvements:

Concrete sidewalks; curbing

Yard Lighting:

Building mounted

Underground Tanks:

None

Commercial Appeal:

Good

Adjoining Uses:

Commercial / Residential

Land to Building Area Ratio:

0.57:1

It is the appraiser’s opinion that the shape, size and other attributes of the subject parcel
appear to be functionally adequate and similar to other sites of comparable
development. There are no apparent hindrances to the current or future use of the site.
The subject property is situated in Flood Zone Panel . This is not a flood zone location.
A copy of the subject property’s Tax Parcel Map is located on the following page. A
copy of the FEMA Flood Zone map is located in the Addendum of this report.
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SITE DESCRIPTION
Tax Parcel Maps
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SITE DESCRIPTION
Aerial View of the Subject Property
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SITE DESCRIPTION
Aerial View of the Subject Neighborhood
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IMPROVEMENT DESCRIPTION
The subject property is a former firehouse with office space. The improvements are
currently vacant. The building was constructed in 1904. The gross building area is
3,712 square feet. The overall physical condition of the structure is fair.
EXTERIOR DESCRIPTION


Foundation: Concrete rubble walls with a concrete floor



Structural Framing: Wood framing



Exterior Walls: Brick masonry



Building Height: This is a three-story building with a maximum height of 30’



Roof Cover: Asphalt shingles and rubber; replaced within the last ten years



Doors and Windows: Average condition; consistent with current market
standards. There are two pedestrian entrances to the structure and one roll-up
doors. There are no loading facilities. The structure is not handicap accessible.



Exterior Condition: Average



Special Features: Eyebrow windows; decorative wood detailing; bell tower; steel
fire escape. Brick repointing has been done within the last ten years



Comments: The exterior appearance surpasses the interior conditions.
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IMPROVEMENT DESCRIPTION
Building Sketch

One-story

Three-story
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IMPROVEMENT DESCRIPTION
INTERIOR DESCRIPTION
 Fit Out: Studded walls covered with painted drywall and plaster
 Partitioning: The first floor features a two-bay garage, an open lounge with
kitchen, a restroom, and two bedrooms, each with a private full bath.

The

bedroom area has a private vestibule entrance. The second floor contains a
conference room, two private offices and a restroom. The third floor is attic
space and is not included in the gross building area. This space is only
accessible via the exterior fire-escape.


Floor Cover: Hardwood, vinyl and carpet



Ceilings: Drop acoustic tile



Heating and Cooling: Oil-fired, hot water heating system with central airconditioning on the first and second floors



Electrical: 200 Amp circuit breaker panels with adequate distribution



Lighting: Incandescent and fluorescent



Plumbing: There is one restroom, two full baths and a kitchen. The distribution is
via PVC & copper.



Sprinkler System: None



Remodeling: Remodeling was last done approximately thirty years ago



Interior Condition: Fair. All floors are in need of significant renovation and
remodeling before being suitable for occupancy.



Comments: The interior has not been remodeled in decades. The building has
been vacant since December 2016.

Overall, the property has average functional utility and is marginally competitive within
the general market. The design is functional enough for some market participants and
overall has below market appeal, based on the condition of the building.
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AGE AND CONDITION OF THE IMPROVEMENTS
The subject was erected in 1904 and has not been remodeled in decades. The
effective age of the improvements is, therefore, 40 years. The quality of construction is
rated good and the overall level of maintenance is below current market standards.
Elements of depreciation taken into consideration in the evaluation of the subject
improvements include:
Physical deterioration: Significant. The building needs new electrical
service, plumbing, and HVAC system. The building also requires new
fitout throughout.
Functional obsolescence: Moderate. The door heights serving the garage
area have difficulty accommodating ambulance heights. The attic space is
accessed via an exterior fire-escape only. There is no on-site parking but
there is a municipal parking lot across Wolff Alley.
External obsolescence: Moderate. Wages remain stagnant despite the
economic recovery from the Great Recession. The Pennsylvania state
unemployment rate was 4.8% in January 2018 and the Lancaster County
rate was 4.1%.

ESTIMATED BUILDING CALCULATIONS
The subject contains a gross building area of 3,712 square feet, distributed as follows:
First floor
Second floor

2,146 Square Feet
1,566 Square Feet

Gross Building Area

3,712 Square Feet

The third floor attic space is not included in the gross building area.
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ASSESSMENT AND TAXES
The subject property is assessed by the Lancaster County Assessor's office. Public
records identify the property as Tax Parcel Number 400-30939-0-0000. According to
assessment records, the assessed value of the subject property is $300,600. The
equalized assessed value of the property is $398,146. The annual tax burden is
Exempt.

Tax Parcel Number
400‐30939‐0‐0000

Real Estate Assessment
Assessment
Assessment
Ratio
$300,600

Total
$300,600
Taxes per Square Foot of Building Area
Effective Tax Rate

75.50%

Equalized
Value

Taxes

$398,146

$0

$398,146

$0
$0.00
0.00%

ZONING
Zoned CBD; Commercial Business District, under the Manheim Borough zoning
ordinance, the subject appears to conform to applicable lot and building regulations, and
the current occupancy appears to be a legal use of the land.
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ZONING
Manheim Borough Zoning Map

Manheim Borough Zoning Legend
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EXPOSURE TIME
Exposure time is defined as: 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 opinion based on an analysis of past events assuming a competitive and
open market. Exposure time is always presumed to occur prior to the effective date of
the appraisal. An estimate of exposure time is based on statistical information
concerning days on market, information gathered through sales verification, and
interviews with market participants. The appraiser has relied on many multiple listing
services which covers over 20 counties in southeastern Pennsylvania to estimate a
days on market period. The subject is estimated to have an exposure time of 12 to 18
months.
MARKETABILITY AND MARKETING TIME
The subject property, as discussed in the Neighborhood Analysis and Improvement
Description sections, is competitive and marketable with other comparable properties in
the marketplace.
Through interviews with local market analysts and brokers, the appraiser estimated the
period of time required to expose the subject property on the open market to produce an
arm's length sale. Both a reasonable number of potential purchasers and a relatively
constant supply of properties appear evident. On the basis of the preceding analysis, in
the appraiser’s opinion, the marketing period for the subject would range from twelve to
eighteen months.
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HIGHEST AND BEST USE
Basic to the determination of a property’s value is its Highest and Best Use. This is:
The reasonably probable and legal use of vacant land or an improved
property, which is physically possible, appropriately supported,
financially feasible and that results in the highest value.4
The Highest and Best Use must be:
•

Physically Possible: The use must be physically possible on the site or in the
improvements planned or existing

•

Legally Permissible:

The use must be permitted under zoning and other

municipal, county, state and federal regulations
•

Financially Feasible: The use must be capable of producing a positive return

•

Maximally Productive: The use must represent the most maximally productive
use for the subject property

The highest and best use of a site as vacant may be different from the highest and best
use if it is improved. This is most likely to occur for older properties, where market
conditions and neighborhood changes have been significant since the period when
originally developed. As long as the value of the property as improved is greater than
the value of the site as unimproved, the highest and best use is use of the property as
improved.
Because the use of the land can be limited by the presence of
improvements, we have determined the highest and best use of the subject property in
two ways:
•
•

As though vacant and available to be put to its highest and best use
As improved with the existing building

The highest and best use of the subject will be that use that is physically possible,
legally permissible, financially feasible and maximally productive. An analysis of these
criteria follows.
th

4 The Appraisal of Real Estate,9 Edition, American Institute of Real Estate Appraisers; Chicago, 1987, page 269
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HIGHEST AND BEST USE
Highest and Best Use as though Vacant:
Highest and best use of land or a site as though vacant assumes that a parcel of land is
vacant or can be made vacant by demolishing any improvements. Although the subject
property is improved with a former firehouse with office space, we have analyzed the
site as though vacant and available to be put to its highest and best use.
Physically Possible: The physical characteristics of the site are the first limitation on
possible use of the site. The size, shape, area, topography, accessibility of the site and
the risk associated with its location must be analyzed. The utility of the site is also
affected by other site characteristics such as street frontage and access to public
utilities.
The location and size of the site are the most important influences of its value.
Generally, the larger the site the greater it’s potential to get economies of scale and
development options. Based on our analysis of the subject site, we have concluded
that the physical and functional characteristics of the property meet the desires and
standards of the typical purchaser of commercial sites in the region. The site is 0.07
acre. The site size could accommodate numerous permitted uses.
Legally Permissible: Uses that are legally permissible at the subject site are largely
controlled by the zoning district and building codes. Private restrictions, deed
restrictions, historic district controls and environmental regulations also affect the
possible use of a site. The subject property is zoned CBD; Commercial Business
District. Based on our zoning analysis of this report there are many permitted uses.
There are no known private restrictions, building code limitations or environmental
controls that would eliminate the uses permitted by the zoning. Furthermore, we are
unaware of any aboveground or underground easements that would adversely affect
the value of the property. We are not aware of a recent title search or survey to aid in
the discovery of any other easements or encroachments.
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HIGHEST AND BEST USE
Financially Feasible: To determine the highest and best use of a site as though vacant
those uses that are legally permitted and physically possible are analyzed to determine
the use or uses that are financially feasible. Uses that are not legally permitted or
physically possible are eliminated from analysis. All uses that are expected to produce
a positive return are regarded as financially feasible.
To determine the financial feasibility of a project, the appraiser estimates the future
gross income that can be expected from each potential highest and best use. Vacancy
and collection losses and operating expenses were then subtracted from each gross
income to obtain the likely net operating income (NOI) from each use. A rate of return
on the invested capital is calculated for each use. A commercial building is judged
financially feasible.
Maximally Productive: Of the financially feasible uses, the use that produces the
highest residual land value is regarded as the highest and best use. The residual land
value is determined by estimating the value of the proposed use (land and
improvements) and subtracting the cost to create the improvements. Cost to create
improvements includes the cost of labor, capital and coordination. Due to neighborhood
influences, the commercial location on East High Street and the commercial appeal, a
commercial building is a productive use.
The four previous tests of legally permissible, physically possible, financially feasible
and maximally productive suggest one use: commercial. This use currently passes the
four tests of legally permissible, physically possible, financially feasible and maximally
productive.
Highest and Best as Improved:
The subject property is improved with a former firehouse with office space. Existing
improvements provide a substantial improvement to the site and compete with other
buildings for tenants and buyers.
Highest and Best Use Summary:
We consider the existing use of the subject property to be a legally permissible,
physically possible, financially feasible and maximally productive.
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APPRAISAL PROCEDURES
Evaluating real estate is a complex problem. Each parcel of real estate is unique unto
itself. Because real estate has a fixed location, buyers must be brought to the product.
Since there is no centralized marketplace for real estate (like a stock exchange), its
value is not quickly ascertainable. The appraisal process is an orderly, systematic
approach to value. The process involves the use of three approaches to value, namely:
the Cost Approach, the Sales Comparison Approach and the Income Capitalization
Approach.
The Cost Approach considers the cost of reproducing a property minus accrued
depreciation in the property. A summation of the market value of the land
(assumed vacant) and the depreciated reproduction cost new of the
improvements provides an indication of the total value of the property.
The Sales Comparison Approach to value produces an estimate of value by
comparing sales and/or offerings of similar properties to the subject property.
This technique is used to indicate the value established by informed buyers and
sellers in the marketplace.
The Income Capitalization Approach is based on an estimate of the subject
property's possible net income. The net income is capitalized to arrive at an
indication of value from the standpoint of an investment. This method measures
the present worth of anticipated future benefits (net income) derived from a
property.

In this analysis, the appraiser has considered a number of factors, both positive and
negative, which have an effect on the value of the property. Among the positive factors
considered are the following:







The building has garage parking for two large vehicles
There is a municipal parking lot across the street
The property is zoned Central Business District
The building has a historical significance to Manheim Borough
This all-masonry structure is heavily built
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APPRAISAL PROCEDURES
Among the negative factors considered are the following:



The building needs new electrical service, plumbing, and HVAC system. The
building also requires new fitout throughout.







The door heights serving the garage area have difficulty accommodating
ambulance heights.
The attic space is accessed via an exterior fire-escape only.
There is no on-site parking but there is a municipal parking lot across Wolff Alley.
Lancaster County has a weak per capita income relative to national trends
Wages remain stagnant despite the economic recovery

On balance, the positive factors outweigh the negative ones. Thus, it is the appraiser’s
opinion that the subject property is marketable at this time within a twelve to eighteen
month period at this appraised value.
The strengths and weaknesses of each individual approach were previously discussed
in this report. The Sales Comparison Approach will be utilized to ascertain the market
value of the subject property. A final conclusion of value will be reached and presented
as a result of this analysis. The application of the Sales Comparison Approach to value
is discussed further in the appropriate sections of the report.
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THE SALES COMPARISON APPROACH
In the Sales Comparison Approach, market value is estimated by comparing the subject
property to similar properties that have been sold recently or for which offers to
purchase or sell have been made. A major premise of the Sales Comparison Approach
is that the market value of a property is directly related to the prices of comparable,
competitive properties. The comparative analysis of this approach focuses on
differences in the legal, physical, location and economic characteristics of similar
properties and the subject property, and on the differences in the real property rights
conveyed, the dates of sale, the motivations of buyers/sellers and the financing
arrangements for each sales transaction, which can account for variations in prices.
The economic principles of real estate (substitution, supply and demand, balance and
externalities) are basic to the Sales Comparison Approach.
As applied to the Sales Comparison Approach, the principle of substitution holds that
the value of a property tends to be set by the price that would be paid to acquire a
substitute property of similar utility and desirability. The principle implies that the
reliability of the Sales Comparison Approach is diminished if substitute properties are
not available.
Property prices are determined by the market. They result from negotiations between
buyers and sellers; buyers constitute market demand and the properties offered for sale
make up the supply.
To estimate demand, appraisers consider the number of potential users of a particular
type of property, their purchasing power, and their tastes and preferences. To analyze
supply, appraisers focus on existing properties that are unsold or vacant as well as
properties that are being constructed or planned. Shifts in any of these elements may
cause the prices of the subject property and comparable properties to vary.
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THE SALES COMPARISON APPROACH
The forces of supply and demand tend toward equilibrium, or balance, in the market, but
absolute equilibrium is almost never attained. The balance between supply and
demand changes continually. Due to shifts in population and purchasing power, as well
as consumer tastes and preferences, demand varies greatly over time.
The
construction of new buildings and the demolition of old ones can cause supply to vary
as well.
Another aspect of balance is that the relationship between land and improvements and
the relationship between a property and its environment must both be in balance for a
property to reflect its actual market value. Positive and negative external forces affect
all types of property. Generally, external forces are considered to be location factors
which differentiate one property from another. Economic prosperity or a recession can
also influence property values.
In the application of the Sales Comparison Approach, the appraiser’s analysis will follow
a systematic procedure, as outlined below:
1.

Research the market to obtain information on sales transactions
and offerings to purchase/sell properties similar to the subject.

2.

Verify the information by confirming the data obtained are factually
accurate and that the transactions involved arm's length market
considerations.

3.

Select relevant units of comparison (such as price per square foot
of building, including the land) and develop a comparative analysis
for each unit.

4.

Compare the subject property and the comparable properties using
the elements of comparison, and adjust the sale price of each
comparable appropriately or eliminate the property as a
comparable.

5.

Reconcile the various value indications produced from the analysis
into a single value indication or a range of values. An imprecise
market may indicate a range of values.
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THE SALES COMPARISON APPROACH
The process outlined above will yield an indication of value based upon the data found
in the marketplace. The chief advantage of the Sales Comparison Approach is that it is
the most direct gauge of the market. The principle disadvantage of the Sales
Comparison Approach is that it requires an active market for the type of property being
appraised.
In applying the Sales Comparison Approach, the appraiser analyzed a number of recent
sales and offerings involving similar multi-story commercial properties. The
comparables considered most pertinent range in time from sales dated June 2015 to
December 2017; in size from 4,200 square feet to 9,681 square feet; and in unadjusted
unit price from $23 to $42 per square foot. This comparable data is summarized on the
following page.
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COMPARABLE SALES MAP
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SUMMARY OF LANCASTER COUNTY COMPARABLE SALES

Sale Date

Sale Price

Building
Size

Price Per
Square Foot

August‐16

$197,500

7,000 SF

$28

Masonry flex building constructed in 1900 with finished lower level
space, office space, performance stage, workshop, one garage bay and
on‐site parking. Urban location on Route 462. This is a former
firehouse.

December‐17

$224,128

9,681 SF

$23

Masonry flex building constructed in 1900 with partially finished lower
level space. Corner site in urban neighborhood with no on‐site parking.
This is a former school.

3 24 East Main Street
Ephrata

June‐15

$260,000

8,352 SF

$31

Semi‐detached style, masonry mixed use building constructed in 1900
featuring retail space. Downtown location with four parking spaces in
rear.

4 320 East Liberty Street
Lancaster

July‐15

$141,000

4,200 SF

$34

Free‐standing, flex building constructed in 1960 featuring industrial and
office space (70%) with alley access and gravel parking lot for 10
vehicles. Urban location in a residential neighborhood.

August‐15

$200,000

4,800 SF

$42

Semi‐detached, masonry structure constructed in 1900 featuring first
floor retail and upper level boarding rooms. Urban location in the
commercial business district with no on‐site parking.

June‐17

$185,000

7,278 SF

$25

Former church building constructed in 1896 featuring first floor retail
and upper level apartment. Downtown location with six parking
spaces.

Location
1 411 West King Street
Lancaster

2 502 ‐ 506 West Walnut Street
Lancaster

5 50 North 4th Street
Columbia

6 112 South Spruce Street
Lititz

Comments
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 1

Location:

411 West King Street
Lancaster, Pennsylvania

Sale Date:

August 2016

Property Type:

Flex Building

Land
Size:

0.09 Acre

Utilities:

All public utilities available

Topography:

Gently Sloping

Shape:

Rectangular

Accessibility:

Good; two curb cuts and alley access

Zoning:

R-4; High Density Residential

Land Improvements:

Asphalt paving; concrete sidewalks; curbing

Land to Building Ratio:

0.5:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 1
Improvements:
Gross Building Area:

7,000 Square Feet

Year Built:

1900

Condition:

Average

Stories:

Two

Sale Data
Grantor:

Lancaster Opera Workshop

Grantee:

Jeremy J. Gammache and Mark R. McGuire

Price:

$197,500

Deed:

6279 - 981

Assessor’s Number:

335-77853-0-0000

Listing Broker:

Berkshire Hathaway Home Sale Realty
Mr. Andy Esbenshade (717) 286-9299

Comparative Data
Unit Value:

$28 per square foot

Comments:

Free standing, masonry flex building featuring finished lower
level, workshop, office space, rehearsal stage and on-site
parking for twelve vehicles. Ceiling heights up to 15’. This is
a former fire house. On-site parking in the rear. Urban
location on Route 462.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 2

Location:

502 – 506 West Walnut Street
Lancaster, Pennsylvania

Sale Date:

December 2017

Property Type:

Flex Building

Land
Size:

0.23 Acre

Utilities:

All public utilities available

Topography:

Level

Shape:

Rectangular

Accessibility:

Curbside only

Zoning:

R-3; Medium Density Residential

Land Improvements:

Concrete sidewalks; curbing

Land to Building Ratio:

1:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 2
Improvements:
Gross Building Area:

9,681 Square Feet

Year Built:

1900 and expanded in 1964

Condition:

Below Average

Stories:

Two

Sale Data
Grantor:

BSW Holdings

Grantee:

Koyukon, LP

Price:

$224,128

Deed:

6378 - 592

Assessor’s Number:

335-08773-0-0000

Listing Broker:

High Associates, Ltd.
Mr. William R. Boben, III (717) 209-4016

Comparative Data
Unit Value:

$23 per square foot

Comments:

Free standing, masonry flex building with partially finished
lower level space and one dock door. This is a former
school. Corner site in a mixed-use neighborhood with no onsite parking. Non-conforming use. 182 Days on Market.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 3

Location:

24 East Main Street
Ephrata, Pennsylvania

Sale Date:

June 2015

Property Type:

Retail

Land
Size:

0.25 Acre

Utilities:

All public utilities available

Topography:

Level

Shape:

Rectangular

Accessibility:

Curbside and alley access

Zoning:

CBD; Commercial Business District

Land Improvements:

Gravel paving; concrete sidewalks; curbing

Land to Building Ratio:

1:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 3
Improvements:
Gross Building Area:

8,352 Square Feet

Year Built:

1900

Condition:

Average

Stories:

Two and partial three-story

Sale Data
Grantor:

Mr. Kirk C. Spero

Grantee:

Giuseppe and Maria S. Lancellotti

Price:

$260,000

Deed:

6510 - 052

Assessor’s Number:

260-23351-0-0000

Listing Broker:

Berkshire Hathaway Home Sale Realty
Mr. Gilbert M. Ochs (717) 738-9986

Comparative Data
Unit Value:

$31 per square foot

Comments:

Semi-detached style, masonry, landmark retail structure with
elevator service and four parking spaces at rear. Downtown
location in the heart of the commercial business district on
Route 322. 106 Days on Market.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 4

Location:

320 East Liberty Street
Lancaster, Pennsylvania

Sale Date:

July 2015

Property Type:

Flex Building

Land
Size:

0.20 Acre

Utilities:

All public utilities available

Topography:

Level

Shape:

Rectangular

Accessibility:

Curbside and alley access

Zoning:

R-3; Medium Density Residential

Land Improvements:

Gravel paving; concrete sidewalks; curbing

Land to Building Ratio:

2:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 4
Improvements:
Gross Building Area:

4,200 Square Feet

Year Built:

1960

Condition:

Below Average

Stories:

Two

Sale Data
Grantor:

Ms. Kimberly Brotzman

Grantee:

CZ Nolt Properties, LLC

Price:

$141,000

Deed:

6216 - 401

Assessor’s Number:

336-09242-0-0000

Listing Broker:

Coldwell Banker Residential Brokerage
Mr. Gennaro DiSomma (717) 735-8400

Comparative Data
Unit Value:

$34 per square foot

Comments:

Free-standing, masonry flex building featuring industrial
(30%) and office space (70%) with ten parking spaces. Nonconforming use in a residential neighborhood. 265 Days on
Market.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 5

Location:

50 North 4th Street
Columbia, Pennsylvania

Sale Date:

August 2015

Property Type:

Retail

Land
Size:

0.16 Acre

Utilities:

All public utilities available

Topography:

Level

Shape:

Rectangular

Accessibility:

Curbside only

Zoning:

DC; Downtown Commercial

Land Improvements:

Concrete sidewalks; curbing

Land to Building Ratio:

1:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 5
Improvements:
Gross Building Area:

4,800 Square Feet

Year Built:

1900

Condition:

Average

Stories:

Two and partial three-story

Sale Data
Grantor:

David and Sharon Prudhomme

Grantee:

Burmar Real Estate, LLC

Price:

$200,000

Deed:

6217 - 914

Assessor’s Number:

110-91647-0-0000

Listing Broker:

High Associates, Ltd.
Mr. F. Jeffrey Kurtz, CCIM (717) 209-4016

Comparative Data
Unit Value:

$42 per square foot

Comments:

Semi-detached, masonry structure featuring first floor, open
space retail unit and twelve boarding rooms on the upper
floors with no on-site parking. Downtown location close to
shops, restaurants and professional services. 314 Days on
Market.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 6

Location:

112 South Spruce Street
Lititz, Pennsylvania

Sale Date:

June 2017

Property Type:

Flex Building

Land
Size:

0.27 Acre

Utilities:

All public utilities available

Topography:

Level

Shape:

Rectangular

Accessibility:

Good; one curb cut and alley access

Zoning:

R-2; Medium Density Residential

Land Improvements:

Asphalt paving; concrete sidewalks; curbing

Land to Building Ratio:

1.6:1
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLE NUMBER 6
Improvements:
Gross Building Area:

7,278 Square Feet

Year Built:

1896

Condition:

Average

Stories:

Two

Sale Data
Grantor:

Welsh Mountain Properties, LLC

Grantee:

James R. and Linda T. Bowersox

Price:

$185,000

Deed:

6340 - 532

Assessor’s Number:

370-14769-0-000

Listing Broker:

Hostetter Realty
Mr. Emmanuel Stoltzfus (717) 354-6416

Comparative Data
Unit Value:

$25 per square foot

Comments:

Masonry and wood-frame structure featuring first floor retail
space and a two-bedroom apartment on the second floor
with six parking spaces at rear. Downtown location close to
shops, restaurants and professional services. 34 Days on
Market.
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THE SALES COMPARISON APPROACH
IMPROVED COMPARABLES ADJUSTMENT GRID
Comparable Number
Unadjusted Price per Square
Foot

1

2

3

4

5

6

$28

$23

$31

$34

$42

$25

Property Rights Conveyed

0%

0%

0%

0%

0%

0%

Price After Adjustment

$28

$23

$31

$34

$42

$25

Financing

0%

0%

0%

0%

0%

0%

Price After Adjustment

$28

$23

$31

$34

$42

$25

Economic Conditions

0%

0%

0%

0%

0%

0%

Price After Adjustment

$28

$23

$31

$34

$42

$25

Location

0%

0%

0%

0%

0%

0%

Zoning

10%

10%

0%

10%

0%

0%

Physical Characteristics

‐20%

0%

‐20%

‐10%

‐40%

‐20%

Size

10%

20%

15%

0%

0%

10%

Net Adjustment

0%

30%

‐5%

0%

‐40%

‐10%

Adjusted Price Per Square Foot

$28

$30

$30

$34

$25

$23

Adjustments
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THE SALES COMPARISON APPROACH
Improved Comparable Number One, located at 411 West King Street, in the City of
Lancaster, Lancaster County, Pennsylvania sold in August 2016 for $197,500 or $28
per square foot. This comparable was adjusted +10% for inferior zoning and -20% for
superior condition. The comparable is also adjusted +10% for larger building size which
increases economies of scale.
Improved Comparable Number Two, located at 502 – 506 West Walnut Street, in the
City of Lancaster, Lancaster County, Pennsylvania sold in December 2017 for $224,128
or $23 per square foot. This comparable was adjusted +10% for inferior zoning. The
comparable is also adjusted +20% for larger building size which increases economies of
scale.
Improved Comparable Number Three, located at 24 East Main Street, in Ephrata
Borough, Lancaster County, Pennsylvania sold in June 2015 for $260,000 or $31 per
square foot. This comparable was adjusted -20% for superior location. The comparable
is also adjusted +15% for larger building size which increases economies of scale.
Improved Comparable Number Four, located at 320 Liberty Street, in the City of
Lancaster, Lancaster County, Pennsylvania sold in July 2015 for $141,000 or $34 per
square foot. This comparable was adjusted +10% for inferior zoning and -10% for
superior condition.
Improved Comparable Number Five, located at 50 North 4th Street, in Columbia
Borough, Lancaster County, Pennsylvania sold in August 2015 for $200,000 or $42 per
square foot. This comparable was adjusted -40% for superior condition, being an
operating restaurant with numerous apartments on the upper level. The is the least
similar comparable.
Improved Comparable Number Six, located at 112 South Spruce Street, in Lititz
Borough, Lancaster County, Pennsylvania sold in June 2017 for $185,000 or $25 per
square foot. This comparable was adjusted -20% for superior condition. The
comparable is also adjusted +10% for larger building size which increases economies of
scale.
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THE SALES COMPARISON APPROACH
All comparables, like the subject property, are multi-story commercial buildings.
Comparables One, Two and Three are viewed as being the most similar. As such, the
subject is viewed as being in the middle of the range, i.e. $30 per square foot.
Based on the appraiser’s investigation and the foregoing analysis, the value of the
property, using the Sales Comparison Approach, is estimated at $30 per square foot.
3,712 Square Feet @ $30 per SF

$158,340

Rounded to

$160,000
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RECONCILIATION OF VALUE
The single approach to value applied in the subject analysis yielded this conclusion:
The Sales Comparison Approach

$160,000

Depending on the circumstances of an appraisal, the three approaches to value apply to
various degrees. The Cost Approach usually receives the most weight when the
improvements are new or nearly new and when they are fully utilized. The Sales
Comparison Approach reflects demand and reasonable selling price expectancy as
evidenced by sales and listings of similar properties. The Income Capitalization
Approach indicates the amount at which a prudent investor might be interested in
paying for an investment grade property.
In the reconciliation, the appraiser reviewed each approach to value (a) to ascertain the
reliability of the data and (b) to weight the approach that best represented the actions of
typical users and investors in the marketplace.
Valuing an income-producing property via the Cost Approach to value essentially entails
establishing the cost side of the cost-benefit equation of a feasibility analysis based on
current costs. Properties like the subject are purchased based on cash flow analysis
and anticipated benefits; owners of such properties derive these benefits from leasing
the properties out, according to whatever potential terms and conditions, or from
occupying the properties themselves. The Cost Approach estimates the cost to
reproduce a specific property with one of like kind and utility, less depreciation; it
generally provides a good means of estimating the value of new and/or special-purpose
properties. In the current instance, the Cost Approach was not considered to be the
primary approach to valuing the subject property.
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RECONCILIATION OF VALUE
The Sales Comparison Approach uses a number of value indicators, both physical and
economic, including investors' strategies and attitudes reflected in documented market
transactions. The principle of substitution - the basis of this approach - states that a
prudent investor will pay no more to buy a property than the cost to buy a comparable
substitute property. In the valuation of the subject property, the Sales Comparison
Approach was considered reliable. Given the relative homogeneity of the locations, the
general stability in the marketplace, and the availability of market data, the appraiser
emphasized this approach in the valuation.
The Income Capitalization Approach depends on the principles of substitution and
anticipation. This approach postulates that the value of a property derives from the net
income the property will produce during its economic life. Investors in the market
predicate their decisions on economic factors oriented to the market and concern
themselves with net income and its durability. The Income Capitalization Approach
synthesizes the capitalized return to and of the improvements and to the land. This
approach was not utilized to determine a value.
Based on the preceding discussion and placing exclusive emphasis on the Sales
Comparison Approach, the appraiser’s opinion of the market value of the subject
property, based on a reasonable marketing period of twelve to eighteen months, as of
March 6, 2018 was:
ONE HUNDRED SIXTY THOUSAND DOLLARS
$160,000
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ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal is subject to the following Assumptions and Limiting Conditions.
1.

No responsibility is assumed for matters of a legal nature affecting title to the
property, nor is an opinion of title rendered. The title is assumed to be good and
merchantable.

2.

No consideration was given in this appraisal to personal property located on the
premises; only the real estate was considered.

3.

It is further assumed that any mechanical and electrical equipment, which is
considered part of the real estate, is in proper operating condition except when
noted herein. These include, but are not limited to, such items as the heating, air
conditioning, plumbing, sprinkler, and electrical systems.

4.

All mortgages, liens, encumbrances, leases, and servitudes have been
disregarded unless so specified within the report. The property has been
appraised as though under responsible ownership and competent management.

5.

The conclusions of value are based upon the assumption that the level of
management expertise and effectiveness would continue to be maintained, and
that the character and integrity of the enterprise, through any sale,
reorganization, exchange, or diminution of the owner's participation, would not be
materially or significantly changed.

6.

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 such factors.

7.

No survey of the property has been made by the appraiser and no responsibility
is assumed in connection with such matters. Sketches and maps in this report
are included only to assist the reader in visualizing the property and are based on
field investigations made by the appraiser. Dimensions and descriptions are
based on public records and information furnished by others and is not meant to
be used as references in matters of survey.

8.

It is assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described, and that there is no
encroachment or trespass unless noted within the report.
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ASSUMPTIONS AND LIMITING CONDITIONS
9.

Hazardous substances, if present within a facility, can introduce an actual or
potential liability that will adversely affect the marketability and value of the
facility. Such liability may be in the form of immediate recognition of existing
hazardous conditions. Future liability could stem from the release of currently
non-hazardous contaminants, such as asbestos fibers or toxic vapors from urea
formaldehyde foam insulation, through aging or building renovations.
In this appraisal assignment, the existence of any potentially hazardous material
used in the construction or maintenance of any structures, such as the presence
of urea formaldehyde foam insulation, and/or the existence of toxic waste, which
may or may not be present on the property, was not observed. In addition, the
appraiser has no knowledge of the existence of such materials on or in the
property except as noted herein. The appraiser, however, is not qualified to
detect such substances. The existence of such substances may have an effect
on the value of the property or properties appraised.
In the development of my opinion of value, no consideration has been given to
such liability or its impact on value.
In connection with real estate appraisals, the client is strongly encouraged to
retain an environmental audit firm.

10.

It is assumed that there is full compliance with all applicable federal, state, and
local environmental regulations and laws unless non-compliance is stated,
defined, and considered in the appraisal report.

11.

It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless a non-conformity has been stated, defined, and
considered in the appraisal report.

12.

The appraiser found no obvious evidence of structural deficiencies unless
otherwise stated. However, no responsibility for structural soundness or
conformity to city, county, or state building and safety codes can be assumed
without an independent structural engineering report.

13.

No detailed soil studies of the subject property were avail-able to the appraiser.
Therefore, statements regarding soil qualities made in this report are not
conclusive, but have been considered consistent with information available to us.

57
SKLADANY VALUATION, LLC
MARCH 6, 2018

26 EAST HIGH STREET
MANHEIM, PENNSYLVANIA

ASSUMPTIONS AND LIMITING CONDITIONS
14.

Public information and industry and statistical information are from sources the
appraiser has deemed reliable; however, the appraiser makes no representation
as to the accuracy or completeness of such information, and has accepted the
information without further verification. In addition, the appraiser reserves the
right to make such adjustments to the valuation herein reported as may be
required after consideration of additional or more reliable data that becomes
available.

15.

Financial statements and other related information provided by the subject
company or its representatives in the course of this investigation have been
accepted, without further verification, as correctly reflecting the Company's
business conditions and operating results for the respective periods, except as
specifically noted herein.

16.

In the event this appraisal is used for a sale price, financing, or tax purposes, no
responsibility is assumed for the inability to negotiate favorably on the basis of
the values expressed herein.

17.

This report and the conclusions arrived at herein are for the exclusive use of my
client for the sole and specific purpose as noted herein. Furthermore, the report
and conclusions are not intended by the author, and should not be construed by
the reader, to be investment advice in any manner whatsoever.

18.

Neither all nor any part of the contents of this report (especially any conclusions
as to value, the identity of the appraiser, the firm with which the appraiser is
connected, or any reference to his professional designation) should be
disseminated to the public through advertising media, public relations, news
media, sales media, mail, direct transmittal, or any other public means of
communications.

19.

The appraiser's findings are intended solely for your use, for the purpose
represented to the appraiser by you. They are not intended for general
circulation or publication, nor are they to be used or reproduced for any purposes
other than those that may be set forth herein without prior written permission
from the appraiser. The appraisal may be shown to interested third parties,
including your counsel, independent public accountants, and insurance advisors.
However, the appraiser's name or the report, in whole or in part, may not be
referenced in any document or distributed to third parties without prior written
consent from the appraiser.

20.

I specifically prohibit use of my findings in all matters relating to fraudulent
conveyance and solvency issues.
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ASSUMPTIONS AND LIMITING CONDITIONS
21.

The distribution of the total valuation in this report between land and building
improvements applies only under the reported highest and best use of the
property. The allocation of value for land and improvements must not be used in
conjunction with any other appraisal and is invalid if so used.

22.

The opinion of value expressed herein is valid only for the stated purpose and
date of the appraisal.

23.

The date of value to which the conclusions and opinions expressed in this report
apply is set forth in the Letter of Transmittal. The dollar amount of any value
reported is based on the purchasing power of the U.S. dollar as of that date.
The appraiser assumes no responsibility for economic or physical factors
occurring subsequent to the date of value that may affect the opinions reported.

24.

In accordance with recognized professional ethics, the professional fee for this
service is not contingent upon my conclusion of value.

25.

Further services regarding the subject matter of this report, including, but not
limited to, testimony or attendance in court, shall not be required unless previous
arrangements have been made therefore in writing.

26.

Personal property, furniture, fixtures, and equipment included in this appraisal’s
value opinion, if any, is considered typical for this type of real estate, yet
insignificant to the value opinion. Therefore, non-realty is not itemized or valued
herein. Moreover, this report’s final value conclusion(s) excludes unaffixed
equipment, detached trade fixtures, and chattel unless specifically stated to the
contrary.
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CERTIFICATION OF THE APPRAISER
We certify that, to the best of our knowledge and belief:
1.

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

2.

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

3.

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

4.

Our compensation is not contingent on the reporting of a predetermined value or direction in
value that favors the cause of the client, the amount of the value estimate, the attainment of
a stipulated result, or the occurrence of a subsequent event.

5.

This appraisal was not based upon a requested minimum value, a specific valuation, or the
approval of a loan.

6.

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

7.

Leo M. Skladany, ASA and Nick L. Skladany, MAI, CCIM have made a personal inspection
of the interior and exterior of the property that is the subject of this report.

8.

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 Practices of the American Society of Appraisers.

9.

This report strives to comply with the standards of USPAP.

10.

We have not provided any appraisal services, or any other services as an appraiser or in any
other capacity, to the subject property in the three years prior to accepting the assignment.

11.

The undersigned hereby certifies (i) that this appraisal conforms to the Uniform Standards of
Professional Appraisal Practice issued by the Appraisal Standards Board of the Appraisal
Foundation, to the applicable provisions of Title XI of the Federal Financial Institution
Reform, Recovery, and Enforcement Act of 1989, 12 U.S.C. 3310, 3331-3351, and to the
applicable regulations of the Federal Reserve System, 12 CFR Parts 208 and 225 and (ii)
the undersigned holds the requisite license issued by the Pennsylvania Real Estate
Appraiser Board to be able to perform this appraisal in compliance with Pennsylvania law
and regulation.

Leo M. Skladany, ASA
Certified Pennsylvania General Appraiser, License Number: GA-000193-L
Certified Delaware General Appraiser, License Number: X1-0000374

Nick L. Skladany, MAI, CCIM
Certified Pennsylvania General Appraiser, License Number: GA003887
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ADDENDUM

RealQuest.com ® - Report

1 of 1

http://pro.realquest.com/jsp/report.jsp?&client=&action=confirm&type=...

For Property Located At :
26 E HIGH ST, MANHEIM, PA 17545-1506

Owner Information
Owner Name:
Mailing Address:
Vesting Codes:

MANHEIM BORO COUNCIL
15 E HIGH ST, MANHEIM PA 17545-1505 C005
//

Legal Description:
County:
Census Tract / Block:
Township-Range-Sect:
Legal Book/Page:
Legal Lot:
Legal Block:
Market Area:
Neighbor Code:

26 E HIGH ST
LANCASTER, PA
104.00 / 1

Recording/Sale Date:
Sale Price:
Document #:

/

Recording/Sale Date:
Sale Price:
Sale Type:
Document #:
Deed Type:
Transfer Document #:
New Construction:
Title Company:
Lender:
Seller Name:

/

Prior Rec/Sale Date:
Prior Sale Price:
Prior Doc Number:
Prior Deed Type:

/

Location Information
APN:
Alternate APN:
Subdivision:
Map Reference:
Tract #:
School District:
School District Name:
Munic/Township:

22

400-30939-0-0000

07H13 /
10
MANHEIM CENTRAL
MANHEIM BORO

Owner Transfer Information
Deed Type:
1st Mtg Document #:

Last Market Sale Information
1st Mtg Amount/Type:
1st Mtg Int. Rate/Type:
1st Mtg Document #:
2nd Mtg Amount/Type:
2nd Mtg Int. Rate/Type:
Price Per SqFt:
Multi/Split Sale:

M48-1
DEED (REG)

/
/
/
/

Prior Sale Information
Prior Lender:
Prior 1st Mtg Amt/Type:
Prior 1st Mtg Rate/Type:

/
/

Property Characteristics
Year Built / Eff:
Gross Area:
Building Area:
Tot Adj Area:
Above Grade:
# of Stories:
Other Improvements:

/
5,278
5,278

Zoning:
Lot Area:
Land Use:
Site Influence:

CBD
3,049
PUBLIC (NEC)

Total Value:
Land Value:
Improvement Value:

$300,600
$31,900
$268,700

Building Permit

Total Rooms/Offices
Total Restrooms:
Roof Type:
Roof Material:
Construction:
Foundation:
Exterior wall:
Basement Area:

Garage Area:
Garage Capacity:
Parking Spaces:
Heat Type:
Air Cond:
Pool:
Quality:
Condition:

WARM AIR
YES

Site Information
Acres:
Lot Width/Depth:
Commercial Units:
Sewer Type:

0.07
x
PUBLIC SERVICE

County Use:
State Use:
Water Type:
Building Class:

GOVERNMENT-OTHER (659)
PUBLIC

Tax Information
Assessed Year:
Improved %:
Tax Year:

2017
89%

Property Tax:
Tax Area:
Tax Exemption:

400
MISC/MUNICIPAL/CITY-CTYSTATE

Total Taxable Value:

2/28/2018, 2:42 PM

RealQuest.com ® - Report

Page 1 of 2

Flood Map Report
For Property Located At

26 E HIGH ST, MANHEIM, PA 17545-1506
Report Date: 03/05/2018

County: LANCASTER, PA

Flood Zone Code

Flood Zone Panel

Panel Date

X

420555 - 42071C0142F

04/05/2016

Special Flood Hazard Area (SFHA) Within 250 ft. of multiple flood zones?

Out

No

Community Name

MANHEIM

Flood Zone Description:

Zone X-An area that is determined to be outside the 100- and 500-year floodplains.

http://pro.realquest.com/jsp/report.jsp?&client=&action=confirm&type=getreport&recordno... 3/5/2018
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PROFESSIONAL EXPERIENCE
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EDUCATION
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