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April 16, 2008  
 
Ms. Stacey Lyons  
Civic Bank & Trust 
1798 West End Avenue 
Nashville, TN 37203 
 
RE:  Appraisal of Land located at Granny White Pike, Nashville, TN 37220 

Dear Ms. Lyons: 

In fulfillment of our agreement as outlined in the Letter of Engagement, McGuigan & 
Associates, LLC is pleased to transmit our appraisal presented in a Summary Report 
format developing an opinion of the Market Value of the Fee Simple estate in the above 
referenced real property as of April 15, 2008 on an As Complete basis. The opinion of 
value reported below is qualified by certain assumptions, limiting conditions, 
certifications, and definitions, which are set forth in the report. 
 
The appraisal will be used by Civic Bank & Trust in connection with a Financing.  It may not 
be distributed to or relied upon by other persons or entities without written permission of 
McGuigan & Associates, LLC.  However, Civic Bank & Trust may provide only complete, 
final copies of the appraisal report in its entirety (but not component parts) to third parties who 
shall review such reports in connection with loan underwriting or securitization efforts.  The 
appraisers are not required to explain or testify as to appraisal results other than to respond to 
the client for routine and customary questions.   
 
The following appraisal sets forth the most pertinent data gathered, the techniques 
employed and the reasoning leading to the opinion of value.  The analysis, opinions and 
conclusions were developed based on, and this report has been prepared in conformance 
with, our interpretation of the guidelines and recommendations set forth in the Uniform 
Standards of Professional Appraisal Practice (USPAP), the requirements of the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute, The Financial Institutions Reform, Recovery, and Enforcement Act of 1989 
(FIRREA), Title XI Regulations and McGuigan & Associates, LLC’s appraisal standards. 
 
Based on the analysis contained in the following report, the Market Value of the subject 
property is concluded as follows: 
 
MARKE T VALUE CONCLUSION 

Appraisal Premise Interest Appraised Effective Date Value Conclusion 

As Is Fee Simple April 15, 2008 $2,360,000.00 

 
Two Million Three Hundred and Sixty Thousand Dollars 
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Appraisal Premise Interest Appraised Effective Date Value Conclusion 

As Complete Fee Simple December 15, 2008 $4,700,000.00 

 
Four Million Seven Hundred Thousand Dollars 

 
The analysis contained in this appraisal is based upon assumptions and estimates that are 
subject to uncertainty and variation. These estimates are often based on data obtained in 
interviews with third parties, and such data are not always completely reliable.  In 
addition, we make assumptions as to future behavior of consumers, and the general 
economy, which are highly uncertain. It is, however, inevitable that some assumptions 
will not materialize and that unanticipated events may occur which will cause actual 
achieved operating results to differ from the financial analyses contained in this report, 
and these differences may be material. Therefore, while our analysis was conscientiously 
prepared on the basis of our experience, and the data available, we make no warranty of 
any kind that the conclusions presented will, in fact, be achieved.  Additionally, we have 
not been engaged to evaluate the effectiveness of management, and we are not 
responsible for future marketing efforts, and other management actions upon which 
actual results may depend. 
 
We believe, based on the assumptions employed the value conclusion represents a market 
price achievable within 36 months prior to the effective date. 
 
We take no responsibility for any events, conditions, or circumstances affecting the 
market that exists subsequent to the effective date of this appraisal.  This letter is invalid 
as an opinion of value if detached from the report, which contains the text, exhibits, and 
addenda. 
 
It has been a pleasure to assist you in this assignment.  If you have any questions 
concerning the analysis or if McGuigan & Associates, LLC can be of further service, 
please contact us. 
                                                                                                                                                                             
Respectfully submitted, 

 
Patrick McGuigan, SRA, SRPA 
Tennessee License #CG-610 
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McGuigan & Associates, LLC  5 

Summary of Salient Facts 
 
Subject Property: The Reserve at Radnor Lake 

Granny White Pike 
Nashville, TN 37220 

Location Description: Located on the East Side of Granny White, 
South of Mary Helen Drive and North of 
Otter Creek Road 

Current Owner: VanBeCo, LLC  
Tax ID/APN: 145/65, 151, 154, 155 & 156 
Property Type: Land Property 
Report Type: Summary Report Format 
Interest Appraised: Fee Simple Interest 
Appraisal Date: April 16, 2008 
Value Date: April 15, 2008 
Inspection Date: April 15, 2008 
Land Area: 23.57 acres or 1,026,709 square feet 
Highest & Best Use As Vacant: The highest and best use of the subject site as 

vacant is for residential development.  
Highest & Best Use As Improved: The highest and best use of the subject site as 

improved is for continued residential 
development. 

Zoning:  Residential by the City of Oak Hill 
Legal Description: East side of Granny White Pike 
Value Descriptions: A Complete Developmental Approach to 

Value was performed, utilizing the Income 
and Sales Comparison Approaches.  

As Is Land Value: $2,360,000.00  
Cost Approach Value: N/A 
Developmental Approach to Value: $4,700,000.00 
Reconciliation: Premise  As Is Land Value 

                          $2,360,000.00 
                          As Complete Value 
  $4,700,000.00 
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Appraisal Specifics 
 
Purpose of the Appraisal 
 
The purpose of this appraisal is to determine the Market Value of the subject property. 
 
Interest Appraised 
 
Based on the scope of the appraisal assignment, the Fee Simple property interests were 
appraised.  These rights are defined as: 
 

An ownership interest in the real estate held by a landlord with rights of 
use and occupancy conveyed by lease to others.  The rights of the lessor 
(the leased fee owner) and the leased fee are specified by contract terms 
contained within the lease. 
Appraisal Institute.  The Dictionary of Real Estate Appraisal, Third 
Edition. 

 
Intended Use 
 
The intended use of this appraisal is for Financing decisions. 
 
Intended User(s) 
 
This appraisal is for the intended use of the Client and Client's Advisors only. 
 
Market Value Definition 
 
“Market Value,” as used in this report, is defined as: 
 
… the most probable price which a property should bring in a competitive and open 
market under all conditions requisite to a fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming the price is not affected by undue stimulus.  
Implicit in this definition is the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 
Buyer and Seller are typically motivated; 
 
Both parties are well informed or well advised, and acting in what they consider their best 
interests; 
 
A reasonable time is allowed for exposure in the open market; 
 
Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 
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McGuigan & Associates, LLC  7 

 
The price represents the normal consideration for the property sold unaffected by special 
or creative financing or sales concessions granted by anyone associated with the sale. 
 

Source: “(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 
Federal Register 12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994); Appraisal Institute, 
The Dictionary of Real Estate Appraisal, Forth Edition, (Chicago, 2002) Page 177” 

 
The appraisal considers the valuation of the subject property with an effective date of 
April 15, 2008.  In determining the valuation of the property, we will consider the market 
value under conditions prevalent at that time.  Establishing the effective date of the 
appraisal is standard appraisal practice, and it is important to consider because value is 
subject to change over time.  Aside from possible physical changes to the property, the 
value of real estate is also subject to changing economic conditions, under which value 
may remain static, increase, or decrease.  Additionally, changing policies of governing 
authorities may impede or encourage development over time. 
 
These limitations are implicit in the definition of “market value.”  For further discussion 
on this subject, refer to the section of this report entitled “Valuation Procedures and 
Methodology.”  Note that the valuation makes no reduction for commission on sale, 
unpaid taxes, or liens against the property. 
 
Five-Year Sale History 
 
There are 5 parcels that make up the subject site.  Parcel 145/65 was aquired by 
VanBeCo LLC from George P Morehead on 12/19/2006 for a purchase price of $650,000 
as according to Davidson County Document Number 200612190156406. Parcel 145/151 
was transfered via a Quit Claim Deed from Karl Lee Van Becelare & Linda Lou to 
VanBeCo LLC on 2/8/2006 as according to Davidson County Register of Deeds 
Document Number 200602140017642.  The remaining three parcels 154, 155 & 156 of 
Map 145, have all been re-recorded into the new plat.  Their document numbers are 
200802170019 -459, -458 & -469.   
 
Current Listing/Pending Contract 
 
To our knowledge the subject property is not under contract nor listed for sale.  The 
individual lots are also not currently under contract.   
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Marketing Period 
 
Given the existing market information from an historic perspective, as well as the 
anticipated supply line of directly competing product, the appraisers believe that the 
subject property, at the concluded value of this appraisal, would require a marketing time 
of 36 months.  
 
Exposure Time 
 
The appraisers have examined the average length of time for similar properties were 
exposed to the market, and have determined that the average time period in which these 
properties were exposed to the market was 36 months.   
 
Based on the indicated exposure periods, the value conclusion represents a market price 
achievable within 36 months exposure prior to the effective date. 
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Location Analysis 
 
City Data 
 
Nashville MSA 
 
General 
 
The Nashville-Davidson-Murfreesboro, TN is the 39th largest Metropolitan Statistical 
Area (MSA) in the United States and the largest metropolitan area in the state of 
Tennessee, encompassing its north central section.  It was originally formed by the 
United States Census Bureau in 1950 and consisted of Davidson County, Tennessee.  As 
surrounding counties saw an increase in their population densities and the number of their 
residents employed within Davidson County, they met Census criteria to be added to the 
MSA.  Davidson County is now joined with twelve other counties to form this MSA.  
The Nashville-Davidson-Murfreesboro-Columbia, TN Combined Statistical Area (CSA) 
is the result of the addition of the Micropolitan Statistical Area of Columbia, TN (Maury 
County, Tennessee) to the Nashville-Davidson-Murfreesboro, TN Metropolitan 
Statistical Area for a July 1, 2005 estimated CSA population of 1,498,836. 
 
Nashville is the capital and the second most populous city of the U.S. state of Tennessee. 
It is located on the Cumberland River in Davidson County in the north-central part of the 
state.  Nashville is a major hub for the health care, music, publishing, and transportation 
industries. 
 
Nashville's population stood at 575,261 as of 2005, according to United States Census 
Bureau estimates. The 2005 population of the entire 13-county Nashville Metropolitan 
Statistical Area was 1,422,544, making it the largest and fastest-growing metropolitan 
area in the state. 
 
The Nashville Metropolitan Statistical Area encompasses the Middle Tennessee counties 
of Cannon, Cheatham, Davidson, Dickson, Hickman, Macon, Robertson, Rutherford, 
Smith, Sumner, Trousdale, Williamson, and Wilson. 
 
 
Geography 
  
Nashville lies on the Cumberland River in the northwestern portion of the Nashville 
Basin. Nashville's topography ranges from 117 meters (385 ft) above sea level at the 
Cumberland River to 354 meters (1,160 ft) above sea level at its highest point. 
 
According to the United States Census Bureau, the city has a total area of 1,362.6 km² 
(526.1 mi²). 1,300.8 km² (502.3 mi²) of it is land and 61.8 km² (23.9 mi²) of it (4.53%) is 
water. 
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The data below is for all of Metropolitan Nashville-Davidson 
County, including other incorporated cities within the 
consolidated city-county (such as Belle Meade and Berry Hill). 
 
As of the census of 2000, there were 569,891 people, 237,405 
households, and 138,169 families residing in the city. The 
population density was 438.1/km² (1,134.6/mi²). There were 
252,977 housing units at an average density of 194.5/km² 
(503.7/mi²). The racial makeup of the city was 66.99% White, 
25.92% African American, 0.29% Native American, 2.33% 
Asian, 0.07% Pacific Islander, 2.42% from other races and 
1.97% from two or more races. Hispanic or Latino of any race 
were 4.58% of the population. Nashville's estimated population 
for 2005 is 575,261 people. 
 
There were 237,405 households out of which 26.7% had 
children under the age of 18 living with them, 39.9% were 
married couples living together, 14.3% had a female 
householder with no husband present, and 41.8% were non-
families. 33.4% of all households were made up of individuals 
and 8.2% had someone living alone who was 65 years of age or 
older. The average household size was 2.30 and the average 
family size was 2.96. 
 
In the city the population was spread out with 22.2% under the 
age of 18, 11.6% from 18 to 24, 34.0% from 25 to 44, 21.1% 
from 45 to 64, and 11.1% who were 65 years of age or older. 
The median age was 34 years. For every 100 females there were 
93.8 males. For every 100 females age 18 and over, there were 
90.8 males. 
 
The median income for a household in the city was $39,797, and the median income for a 
family was $49,317. Males had a median income of $33,844 versus $27,770 for females. 
The per capita income for the city was $23,069. About 10.0% of families and 13.0% of 
the population were below the poverty line, including 19.1% of those under age 18 and 
10.5% of those age 65 or over. 4.6% of the civilian labor force is unemployed. 
 
Due to its relatively low cost of living and large job market, Nashville has become a 
popular city for immigrants to settle in. Nashville’s foreign-born population more than 
tripled in size between 1990 and 2000, increasing from 12,662 to 39,596. Large groups of 
Mexicans, Kurds, Vietnamese, Laotians, Arabs, and Somalis call Nashville home, among 
other groups. Nashville has the largest Kurdish community in the United States, 
numbering more than 5,000. During the Iraqi election of 2005, Nashville was one of the 
few international locations where Iraqi expatriates could vote. 
 
 

Nashville 
Population by year 

Census 
year Population

1830 5,566 

1850 10,165 

1870 25,865 

1890 76,168 

1900 80,865 

1910 110,364 

1920 118,342 

1930 153,866 

1940 167,402 

1950 174,307 

1960 170,874 

1970 448,003 

1980 455,651 

1990 488,374 

2000 569,891 
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Economy 
 
As the "home of country music", Nashville has become a major music recording and 
production center. All of the Big Four record labels, as well as numerous independent 
labels, have offices in Nashville, mostly in the Music Row area. Since the 1960s, 
Nashville has been the second biggest music production center (after New York) in the 
U.S. As of 2006, Nashville's music industry is estimated to have a total economic impact 
of $6.4 billion a year and to contribute 19,000 jobs to the Nashville area. 
 
Although Nashville is renowned as a music recording center and tourist destination, its 
largest industry is actually health care. Nashville is home to more than 250 health care 
companies, including Hospital Corporation of America, the largest private operator of 
hospitals in the world. As of 2006, it is estimated that the health care industry contributes 
$18.3 billion a year and 94,000 jobs to the Nashville-area economy. The automotive 
industry is also becoming increasingly important for the entire Middle Tennessee region. 
Nissan North America moved its corporate headquarters in 2006 from Gardena, 
California (Los Angeles County) to Nashville, with corporate headquarters temporarily 
located in the BellSouth Tower until 2008, when the Japanese auto maker will establish 
permanent headquarters in the Nashville suburb of Franklin, Tennessee. Nissan also has 
its largest North American manufacturing plant in Smyrna, Tennessee, a Nashville 
suburb. 
 
Other major industries in Nashville include insurance, finance, and publishing (especially 
religious publishing). The city also hosts headquarters operations for several Protestant 
denominations, including the United Methodist Church, Southern Baptist Convention, 
and National Baptist Convention, USA. 
 
Nashville also has a small but growing film industry. Several major motion pictures have 
been filmed in Nashville, including The Green Mile, The Last Castle, Gummo, Coal 
Miner's Daughter, and Robert Altman's Nashville. 
 
 
Fortune 500 companies 
 
HCA Inc. (formerly Hospital Corporation of America)  
Caremark Rx  
Dollar General Corporation (in Goodlettsville, TN)  
 
 
Companies based in Nashville with over $1,000M in annual revenue 
 
Bridgestone Americas Holding (Bridgestone-Firestone)  
CBRL Group (in Lebanon, Tennessee)  
Caterpillar Financial Services Corporation (finance arm of Caterpillar Inc.)  
Central Parking Corporation  
Community Health Systems Inc. (in Brentwood, Tennessee)  
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Corrections Corporation of America  
Delek US Holdings, Inc (in Franklin, Tennessee)  
Genesco Inc.  
Iasis Healthcare LLC (in Franklin, Tennessee)  
Ingram Industries Inc.  
LifePoint Hospitals Inc. (in Brentwood, Tennessee)  
Louisiana-Pacific Corporation  
Nissan North America Inc. (as of summer 2006)  
Tractor Supply Co. (in Brentwood, Tennessee)  
Vanguard Health Systems Inc.  
  
 
Education 
 
Vanderbilt University, founded in 1873, is Nashville's largest university, enrolling over 
11,000 students. Other colleges and universities in Nashville include American Baptist 
College, Aquinas College, Belmont University, Draughons Junior College, Fisk 
University, Free Will Baptist Bible College, Gupton College, Lipscomb University, 
Meharry Medical College, Nashville School of Law, Nashville State Community 
College, Strayer University, Tennessee State University, Trevecca Nazarene University, 
University of Phoenix, Watkins College of Art and Design, and Nashville Auto Diesel 
College. Within 30 miles of Nashville in Murfreesboro is Middle Tennessee State 
University (MTSU), a full-sized public university with Tennessee's largest undergraduate 
population. Enrollment in post-secondary education in the city is 43,000 (approx.). 
Within the Nashville Metropolitan Statistical Area which includes MTSU, Cumberland 
University (Lebanon), Volunteer State Community College (Gallatin), and O'More 
College of Design (Franklin) total enrollment exceeds 74,000. Within a 40 mile radius is 
Austin Peay State University (Clarksville) and Columbia State Community College 
(Columbia), enrolling an additional 13,600. 
 
The city is served by the Metropolitan Nashville Public Schools. 
 
 
Culture 
  
Much of the city's cultural life has revolved around its large university community. 
Particularly significant in this respect were two groups of critics and writers who were 
associated with Vanderbilt University in the early twentieth century, the Fugitives and the 
Agrarians. 
 
Popular destinations include Fort Nashborough, a reconstruction of the original 
settlement; the Tennessee State Museum; the Ryman Auditorium, the "Mother Church of 
Country Music"; and The Parthenon, a full-scale replica of the original Parthenon in 
Athens, Greece. The graceful State Capitol is one of the oldest working state capitol 
buildings in the nation, while The Hermitage is one of the older presidential homes open 
to the public. The Nashville Zoo is one of the city's newer attractions. 
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In September 2006, the Schermerhorn Symphony Center opened as the home of the 
Nashville Symphony Orchestra.  The Tennessee Performing Arts Center is the major 
performing arts center of the city. In addition to the work of the resident companies, the 
TPAC stages productions of touring music and other groups. 
 
Nashville has several arts centers and museums, including the Frist Center for the Visual 
Arts, located in what was formerly the main post office; Cheekwood Botanical Garden 
and Museum of Art; the Tennessee State Museum; Fisk University's Van Vechten and 
Aaron Douglas Galleries; Vanderbilt University's Fine Art Gallery and Sarratt Gallery; 
and The Parthenon. 
 
 
Country music 
 
Many popular tourist sites involve country music, including the Country Music Hall of 
Fame and Ryman Auditorium, which was for many years the site of the Grand Ole Opry. 
Each year, the CMA Music Festival (formerly known as Fan Fair) brings many thousands 
of country fans to the city. 
 
Nashville was once home to the Opryland USA theme park, which operated from 1972 to 
1997 before being demolished to make room for the Opry Mills mega-shopping mall. 
 
Lower Broadway is home to many honky tonk bars and clubs. Probably the most famous 
of these is Tootsie's Orchid Lounge, which has hosted many big names from the country 
music scene while remaining small, intimate, and relatively unchanged since it started in 
the sixties. 
 
 
Media 
 
Nashville is served by numerous newspapers, television stations, and radio stations. The 
primary daily newspaper in Nashville is The Tennessean, which, until 1998, competed 
fiercely with another daily, the Nashville Banner. Although The Tennessean now enjoys 
a relative monopoly on the local newspaper market, a smaller free daily called The City 
Paper has recently begun publication. Online news service NashvillePost.com competes 
with the printed dailies to break news of business and local/state politics. Several weekly 
papers are also published in Nashville, including the Nashville Scene, Nashville Business 
Journal, and The Tennessee Tribune. 
 
Nashville is home to nearly a dozen broadcast television stations, although most 
households are served by direct cable network connections. Comcast Cable has a 
monopoly on terrestrial cable service in Davidson County (but not throughout the entire 
DMA). Nashville is ranked as the 30th largest television market in the United States. 
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Nashville is also home to cable networks Country Music Television (CMT), Great 
American Country (GAC), and Trinity Broadcasting Network (TBN), among others. 
CMT's offices are located at 330 Commerce Street in Downtown Nashville (across from 
the BellSouth Building). However, the station's Master Control facilities are located in 
New York City with the other Viacom properties. The Top 20 Countdown and CMT 
Insider are taped in their Nashville studios. GAC is located on Music Row south of 
Downtown at 49 Music Square West, Suite 310. 
 
Several dozen FM and AM radio stations broadcast in the Nashville area, including five 
college stations and one LPFM community station. Nashville is ranked as the 44th largest 
radio market in the United States. Nashville is home to WSM which originally stood for 
"We Shield Millions". WSM-FM is owned by Cumulus Media and is 95.5 FM the Wolf. 
WSM-AM can be heard nationally on 650 AM or online at [WSM Online] from its 
studios located inside the Gaylord Opryland Resort & Convention Center. WSM-AM was 
heard on SIRIUS Satellite Radio until September 13, 2006, when SIRIUS decided to 
discontinue broadcasting the station. 2006 marked the 81st anniversary of WSM-AM. 
WLAC is a Clear Channel talk station which was originally sponsored by the Life and 
Casualty Insurance Company of Tennessee and its competitor WWTN is owned by 
Cumulus. 
 
 
Sports 
 
Nashville has several professional sports teams, most notably the Nashville Predators of 
the National Hockey League and the Tennessee Titans of the National Football League. 
Several other pro sports teams also call Nashville home, as does the NCAA football 
Music City Bowl. Nashville is also home to Vanderbilt University. The Vanderbilt 
Commodores are members of the Southeastern Conference. The football team of 
Tennessee State University also plays its home games at LP Field. 
 
Sports venues in Nashville are: 
 
LP Field  
Gaylord Entertainment Center  
Nashville Municipal Auditorium  
Greer Stadium  
Dudley Field at Vanderbilt Stadium at Vanderbilt University  
Memorial Gymnasium at Vanderbilt University  
Curb Event Center at Belmont University  
Gentry Center at Tennessee State University  
Allen Arena at Lipscomb University  
Music City Motorplex at state fairgrounds  
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Parks 
 
Metro Board of Parks and Recreation owns and manages 10,200 acres of land and 99 
parks and greenways (comprising more than 3% of the total area of the county). 2,684 
acres of land is home to Warner Parks, which houses a 5,000 square-foot learning center, 
20 miles of scenic roads, 12 miles of hiking trails, and 10 miles of horse trails. In late 
2005, Centennial Park began offering free wireless broadband internet service. 
 
The US Army Corps of Engineers maintains parks on Old Hickory Lake and Percy Priest 
Lake. 
 
 
Transportation 
  
Nashville is centrally located at the crossroads of three Interstate Highways: 40, 24, and 
65. Interstate 440 is a bypass route connecting I-40, I-65, and I-24 south of downtown 
Nashville. The Metropolitan Transit Authority provides bus transit within the city. 
 
The city is served by Nashville International Airport, which was a hub for American 
Airlines between 1986 and 1995 and is now a mini-hub for Southwest Airlines. 
 
Although it is a major rail hub, with a large CSX Transportation freight rail yard, 
Nashville is one of the largest cities in the U.S. not served by Amtrak. 
 
Nashville launched a passenger rail system called the Music City Star on September 18, 
2006. The first and only currently operational leg of the system connects the city of 
Lebanon to downtown Nashville. Legs to Murfreesboro and Gallatin are currently in the 
feasibility study stage. The system plan includes seven legs connecting Nashville to 
surrounding suburbs. 
 
 
Current Real Estate Economy and Summary 
 
The present outlook for the Nashville MSA is considered to be good. The revitalization 
of Nashville's inner loop is tremendous: combined public and private investments include 
over $400 million for public projects and $214 million for arts and entertainment venues 
from the new Schermerhorn Symphony Center to the mixed-use redevelopment of The 
Gulch. With the phenomenal 48 hour sell-out of the new ICON condominiums, over 
2200 new and proposed residences have been added to the downtown area in 2005-06. 
By 2008, another 2800 will be delivered. The Nashville Sounds (AAA Baseball) gained 
approval earlier this year for a new stadium, to be located downtown on the river, which 
will also include retail space and apartments.  
 
It is anticipated that development and economic growth throughout the area will remain 
steady.  While real estate values have generally increased more slowly as the economy 
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has slowed, long term prospects for all sectors of the area’s real estate economy are 
expected to continue along a solid path of growth in quantity and value.   
 

Long-term prospects for the area remain good.  The diversity of the economic base, the 
physical appeal of the city, and a reputation as a desirable living environment bolster the 
long-term future of the city.  The city remains a favored location for relocating business 
and should maintain a pattern of steady growth through the decade. 
 
 
Neighborhood Information 
 
Neighborhood Boundaries 
 
The boundaries of the immediate neighborhood are: 
 

North: Harding Place 
South: Old Hickory Boulevard/Davidson County Line 
East: Franklin Pike 
West: Hillsboro Road 

 
General Development  
 
General Development within the neighborhood consists of residential properties. The 
defined neighborhood has been dominated by residential land uses.  Most of this Land 
development within close proximity of the subject ranges from new to 50 years old, more 
or less. Along the subject property street, land uses are primarily residential.  Other land 
uses within close proximity to the subject include Radnor Lake State Park, Richland 
Country Club, and several schools.   
 
Neighborhood Life Stage 
 
The life stage of the neighborhood is stability.  
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Subject Property Identification 
 
Subject Site 
 

Subject Site Description 

Address: Granny White Pike 
Nashville, Davidson,  TN 37220 

  

Location Description: Located on the East Side of Granny White, South of Mary 
Helen Drive and North of Otter Creek Road 

  
Legal Description: East side of Granny White Pike 
  
Gross Land Area: 1,026,709 square feet or 23.57 acres 
  
Usable Land Area: 1,026,709 square feet or 23.57 acres 
  
Topography: Level 
  
Shape: Irregular 
  
Frontage: +/-753 feet on Granny White Pike  
 
Depth: +/-1,653 feet 
  
Visibility: Average  
  
Access: Average  
  
Traffic Count: 36,762  vehicles per day on Old Hickory Boulevard  
  
Flood Plain Status: The property is not located in the flood plain. 
 
Community Panel #: 47037C0333F dated April 20, 2001  
 

Flood Plain Description: 

Zone X - Areas with less than a 1% chance of flooding each 
year; areas that have less than a 1% chance of sheet flow 
flooding with an average depth of less than 1 foot; areas that 
have less than a 1% chance of stream flooding where the 
contributing drainage area is less than 1 square mile; or 
areas 

  
Encumbrance/Easement: No 
  
Encumbrance/Easement Although a title report was not provided for review, we are 
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Description: not aware of any easements, encumbrances, or restrictions 
that would adversely affect the use of the site. A title search 
is recommended to determine whether any adverse 
conditions exist. We assume that there are no easements, 
encumbrances, or restrictions that would restrict the 
property from being developed to its highest and best use. 

  
Environmental Issue: No 
  

Environmental 
Description: 

An environmental assessment report was not provided for 
review and environmental issues are beyond our scope of 
expertise.  Our inspection of the site did not reveal any 
obvious signs that there are contaminants on or near the 
property.  Therefore, we assume the subject is not adversely 
affected by environmental hazards. 

  
At Site Utilities 
Water: At Site Adequate  
    
Sewer: At Site  Adequate  
    
Electricity: At Site  Adequate  
    
Gas: At Site  Adequate  
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Lot Details 
 
The following chart details the 12 proposed lots.  Please also see the final subdivision plat in the 
addendum.   
 

                     The Reserve at Radnor Lake

                                 Lots off Granny White Pike
#s Size in Acres
1 1.670
2 1.920
3 2.430

              Lots off Granny Whtie Trace (aka Sky Knob Road)
#s Size in Acres
1 3.202
2 2.001
3 1.025
4 1.046
5 1.776

               Lots off Granny White Trace (aka Sky Knob Road) 
#s Size in Acres
6 2.105
7 1.120
8 2.000
9 2.003  
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Zoning 
 

The entire subject tract is zoned Residential by the City of Oak Hill.  This zoning allows most 
residential uses.  The final plat has already been approved by the City of Oak Hill.   

The subject is a conforming use. 

Real Estate Taxes 
 

The following taxes are for the property as it currently exists in its “as is” state.  We have 
address what the property taxes will be for the developer in the developmental approach to 
value later in the report.  

The subject property is located in Davidson County and identified as Tax ID # 145/65, 151, 
154, 155 & 156.  The current appraised and assessed values for the year 2007 are as follows: 

Tax Information 
Appraised Land Value: $1,025,500.00 
Appraised Improved Value: $171,000.00 
Total Appraised Value: $1,198,500.00  
  
Assessment Percentage: 40% 
Total Assessment Value: $299,625.00  
Tax Rate: $4.040 per $100 
Total Real Estate Tax Liability: $12,104.85  

Case 3:09-bk-04692    Doc 28-1    Filed 06/03/09    Entered 06/03/09 12:07:12    Desc
 Exhibit Appraisal 4-15-2008    Page 22 of 60






McGuigan & Associates, LLC  24 

flood plain.  Therefore, the subject site physical aspects 
impose apparent physical limitations on development for the 
above legally permissible uses. 

Financially Feasible: Financially feasible refers to legal uses which are physically 
possible and have a sufficient demand to produce a positive 
return.  Once the physically possible and legally permissible 
potential land uses have been determined, the next step in 
estimating the highest and best use is to determine which 
uses are economically feasible.  The Land market for the 
area is stable  Present market conditions are favorable for 
development.  Based upon these observations, feasible uses 
are residential development uses. 

Maximally Productive: With consideration to the highest legal use as allowed by the 
zoning regulations, the consideration must be given to the 
financial consequences of building other uses on the site. 
The returns to the investor can be tested to establish which 
would return the most to the site.  

The highest and best use of the subject as vacant is for 
residential development uses. 

Highest and Best as Improved 
 The subject property is not currently improved.  
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Valuation Procedures and Methodologies 
 
Current appraisal standards recognize three basic approaches to real estate value.  These are 
identified as the Cost, Income, and Sales Comparison Approaches. 
 

The Cost Approach to value is developed by two fundamental opinions: the value of 
the land and the value of the improvements to the land.  Initially, the current fair 
market value of the land is estimated as if unimproved and capable of being put to its 
highest and best use.  The reproduction or replacement cost new of the improvements, 
less any depreciation, is then added, along with any contributory value of the site 
improvements.  The validity of the resulting value estimate is impacted to varying 
degrees by the accuracy of the cost estimates and the depreciation estimate. 
 
The Income Approach measures value by capitalization of the net income from the 
real estate.  The potential gross income is first estimated based on data derived directly 
from the market.  Deductions are then made for vacancy and collection loss, and 
normal operating expenses.  The resulting net income figure is then converted to a 
value estimate by any one of several capitalization methods. 
 
The Sales Comparison Approach is based on comparison between the subject property 
and similar properties which sold within a reasonable period prior to the date of 
appraisal, and which are capable of providing insight into the valuation of the subject 
property.  Units of comparison are examined and developed and after making the 
appropriate adjustment for differences such as Location and physical characteristics, 
are then applied to the subject to derive an indication of value.  Critical in this 
valuation methodology, is the availability of sufficient market comparables with 
which to make valid comparisons. 
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AS IS LAND VALUATION  
 
Vacant Land Sales 
 
The following is a list of sales that are considered comparable to the subject property, 
based on zoning, factors of economic circumstance, and developmental attributes. 
 
Land Sales Map 
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Comparable Land Sale #1 
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5.17 Ac

2.70 Ac
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159-00-0-011.00

159-00-0-012.00

159-00-0-013.00

159-00-0-014.00

159-00-0-015.00

159-00-0-016.00

159-00-0-018.00

159-00-0-019.00

159-00-0-021.00

159-00-0-022.00

-00-0-023.00

0-042.00

159-00-0-045.00

159-00-0-074.00159-00-0-076.00

159-00-0-077.00

159-00-0-079.00

159-00-0-080.00

159-00-0-081.00

159-00-0-082.00

159-00-0-085.00

159-00-0-090.00
159-00-0-093.00

159-00-0-095.00

00-0-123.00

0-0-145.00

9-00-0-146.00
-0-147.00

00-0-177.00

159-00-0-19

159-00-0-201.00

159-00-0-203.00 159 00 0 213 00

159-00-0-2

159-00-0-227.00
159-00-0-228.00

159-00-0-232.00

159-00-0-236.00

159-00-0-250.00

159-00-0-264.00

159-00-0-265.00

159-10-0-A00.100CO
159-10-0-A00.200CO

159-10-0-A00.300CO
159-10-0-A00.600CO

159-10-0-A00.800CO

159-10-0-A00.900CO
159-10-0-A01.400CO

  
Location Information 

Residential Developmental Land   
Granny White Pike   
Brentwood, Davidson County, Tennessee 
Parcel ID: 159/85, 86, 201 & 228   

Sale Information 
Sale Price: $3,000,000.00  

Cash Equivalent: $3,000,000.00  
Recording Date: October 29, 2007  
Recording Data: 200710300128080  

Status of Sale: Closed  
Rights Conveyed: Fee simple  

Grantee: GWP Land Partners  
Grantor: Bethel World Outreach Center  

Sale Price/SF or acre: $4.93 per square foot or $214,746 per acre 
Property Information 

Zoning: Residential 
Utilities: All Available  

Land Area (SF): 608,533 square feet 
Land Area (acres): 13.97 acres 

Comments 
Sale Comments: This sale included four parcels.   

Property Comments:   
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0.22 Ac (s)
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4.18 Ac (s)

9.95 Ac (s)

6.89 Ac (s)

4.9 Ac (s)

145-00-0-070.00

146-00-0-003.00

146-00-0-005.00

146-00-0-006.00

146-00-0-007.00

146-00-0-008.00

09-0-006.00
146-09-0-011.00

146-09-0-013.00

146-09-0-014.00

146-09-0-015.00

146-09-0-016.00

146-09-0-017.00

146-10-0-017.00
146-10-0-020.00

146-10-0-023.00146-10-0-027.00146-10-0-030.00

146-10-0-031.00

146-10-0-035.00

146-10-0-038.00

146-10-0-039.00 146-10-0-044.00

146-10-0-047.00

146-10-0-048.00

146-10-0-050.00 146-10-0-051.00

146-10-0-076.00

146-10-0-077.00

146-10-0-078.00

146-10-0-079.00

146-13-0-001.00

146-13-0-003.00

146-13-0-005.00

146-13-0-008.00

146-13-0-012.00

146-13-0-013.00 146-14-0-001.00 146-14-0-002.00

146-14-0-003.0146-14-0-006.00146-14-0-009.00

146-14-0-010.00

146-14-0-011.00

146-14-0-012.00

146-14-0-013.00

146-14-0-016.00

146-14-0-020 00

146-14-0-022.00

146 14 0 024 00

146-14-0-025.00

146-14-0-027.00

146-14-0-028.00

146-14-0-029.00 146-14-0-033.00

146-14-0-038.00

146-14-0-049
146-14-0-051.00

146-14-0-054.00

146-14-0-057.00 146-14-0-060

146-14-0-066.00

160-00-0-155.00   
Location Information 

Residential Developmental Land   
Otter Creek Road and Kingsview Court   
Nashville, Davidson County, Tennessee 
Parcel ID: 146-14/64, 65 & 66, 146-13/10,11, &12, 
146-10/77, 78, & 79   

Sale Information 
Sale Price: $2,550,000.00  

Cash Equivalent: $2,550,000.00  
Recording Date: January 14, 2005  
Recording Data: 200501180006330  

Status of Sale: Closed  
Rights Conveyed: Fee Simple   

Grantee: Big Dog Properties, INC.  
Grantor: Mary M. Enich & Leann Enich Abernathy   

Sale Price/SF or acre: $2.55 per square foot or $110,870 per acre 
Property Information 

Zoning: Residential  
Utilities: All Available  

Land Area (SF): 1,001,880 square feet 
Land Area (acres): 23.00 acres 

Comments 
Sale Comments: This sale included 9 parcels.   

Property Comments:   
 

Case 3:09-bk-04692    Doc 28-1    Filed 06/03/09    Entered 06/03/09 12:07:12    Desc
 Exhibit Appraisal 4-15-2008    Page 28 of 60




McGuigan & Associates, LLC  29 

 
 

Comparable Land Sale #3 

C
LI

FT
E

E 
D

R
TAGGARTWOOD RD

O PEN  SPACE

O PEN   SPA CE

O
PE

N
  S

PA
CE

2

25
5

252.49

5

131.55

46.73

5
74

.4
6

2
71

.9
7

2
73

.6

1
72

.1
6

2
81

.8
9

230.97

26

224.29

230

4

250 .59

256 .5

6

7

2
94

. 7
6

36.26

3
52

.9
5

2
28

.5

3
7.7

4
22

.0
5

1

3

2

220.71

215

27

210.61

246.5

250

2
20

.3
5

39.2
7

2
30

. 9
9

2
28

. 5

2
29

.2
5

34.2
4

5
6.3

4
39.34

10

2
2

7
.4

1
1

40
.9

4
1

3 7
.6

2
1

3 0
.0

9
1

2 4
.3

6

24.20

3
05

. 8
   

  
   

5
8

1
54

. 0
1

1

130.3 6

1
10

. 4
6

103.02

151.05

11

9

280.74

234.25

221.17

246.62

240.81

2B

252.98

128.0
1

296.25

2A

252.29

83.41

7
7.

5
6

2

1
4 0

.3
0

1
37

1
29

. 5
0

3 9.27

1
10

.5
6

1
33

. 7
9

1
47

1 89 .31

3

115
.8

8
1

10
.5

7

56.99

1
65

180
.9

8
1

59
.6

4
52.7

7

99.1
4

3
2

145.71

187.36

26.43

32

4

203.32

4
3.

9
2

1
64

.5
9

5

1
72

.8
0

20.24

20.09

261.60

1
65

.7
7

7

1
59

.1
3

7
03

.3
8

2
05

.6
8

20.17

67.72

92

5

63
1.6

2

6

185

631
.6

3

255.06

465
.9

8

99 .64

7

465
.9

8

139 .82

21

16

320

446.31

359 .89

336.92

189 .19

3
63

.5
8

19

24

59.07

31.5
2

1
37

.1
3

2
56

. 6
1

4
19

.2
9

31.52

19
3

.1
4

18

255

212.1

3
37

8.
38

165.37

6.54 Ac (s)

2.34 Ac
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159-00-0-055.00

159-00-0-232.00

159-02-0-017.00

159-02-0-018.00
9-02-0-028.00

159-02-0-077.00
159-02-0-082.00

159-03-0-

159-03-0

159-06-0-002.00

159-06-0-003.00
159-06-0-005.00

0-007.00

6-0-008.00

159-06-0-009.00

159-06-0-010.00

159-06-0-011.00

159-06-0-012.00

159-06-0-015.00

159-06-0-A00.100CO

159-06-0-A00.300CO

159-06-0-A00.400CO
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159-06-0-A00.600CO

159-06-0-A00.700CO

159-06-0-A00.900CO

159-06-0-A01.300CO

  
Location Information 

Residential Developmental Land   
Richland Woods Lane, Carlybrooke Lane and 
Granny White Pike   
Nashville, Davidson County, Tennessee 
Parcel ID: 159-06-0A-008 & 009, 013-015, 159/27   

Sale Information 
Sale Price: $1,800,000.00  

Cash Equivalent: $1,800,000.00  
Recording Date: May 18, 2005  
Recording Data: 200505190056757  

Status of Sale: Closed  
Rights Conveyed: Fee simple  

Grantee: Richards Woods LLC  
Grantor: Mildred R Carter Et Al  

Sale Price/SF or acre: $4.03 per square foot or $175,610 per acre 
Property Information 

Zoning: Residential  
Utilities: All Available  

Land Area (SF): 446,490 square feet 
Land Area (acres): 10.25 acres 

Comments 
Sale Comments: This sale included 6 parcels.   

Property Comments:   
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Comparable Land Sale #4 
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-00-0-020.00

145-00-0-061.00

145-02-0-006.00

145-02-0-023.00

145-02-0-025.00
145-02-0-026.00

145-02-0-027.00

145-02-0-028.00
145-02-0-030.00

145-02-0-032.00 145-02-0-035.00

145-02-0-039.00

145-02-0-040.00

145-02-0-041.00

145-02-0-042.00

145-02-0-046.00

145-02-0-089.00

145-02-0-092.00

145-02-0-093.00

145-02-0-097.00

145-03-0-016.00

145-03-0-018.00

145-03-0-019.00

145-03-0-020.00

145-03-0-021.00

145-03-0-026.00

145-03-0-

145-03-0-

145-03-0-068.00

145-03-0-069.00
145-03-0-0

5-06-0-001.00 145-06-0-004.00

145-06-0-005.00

145-06-0-007.00

145-06-0-008.00

145-06-0-009.00

145-06-0-010.00

145-06-0-011.00

145-06-0-012.00

145-06-0-014.00

06-0-016.00

-0-019.00

06-0-020.00
45-06-0-021.00

145-06-0-024.00

145-06-0-027.01

145-06-0-028.00

145-06-0-030.00

145-06-0-031.00

145-06-0-032.00

-0-033.00

-06-0-034.00
145-06-0-035.00

145-06-0-037.00

145-06-0-039.00

145-06-0-044.00

145-06-0-045.00

145-06-0-046.00

145-06-0-047.00

145-06-0-054.00

145-06-0-057.00
145-06-0-061.00

145-06-0-062.00

0-064.00

145-06-0-070.00

145-06-0-072.00

145-06-0-075.00

145-07-0-0

145-07-0-021.00

145-07-0-022.00

145-07-0-026.

145-07-0-028.00

145-07-0-032.00

145-07-0-033.00

145-07-0-035.00
145-07-0-036.00

145-07-0-037.00

145-07-0-068.00

145-07-0-07

145-07-0

145-07-0-0145-07-0-078.00

145-10-0-064.00145-10-0-075.00   
Location Information 

Residential Developmental Land   
Tyne Boulevard, Saxon Drive & Walnut Grove 
Circle    
Nashville, Davidson County, Tennessee 
Parcel ID: 145-02/88-95 & 100, 145-06/72,73, 75, 
76, &77   

Sale Information 
Sale Price: $3,428,000.00  

Cash Equivalent: $3,428,000.00  
Recording Date: August 11, 2006  
Recording Data: 200608140099731  

Status of Sale: Closed  
Rights Conveyed: Fee simple  

Grantee: WDL Investments   
Grantor: James Dun Petrotoulous Family Estate  

Sale Price/SF or acre: $2.52 per square foot or $109,978 per acre 
Property Information 

Zoning: Residential  
Utilities: All Available  

Land Area (SF): 1,357,765 square feet 
Land Area (acres): 31.17 acres 

Comments 
Sale Comments: This sale included 14 parcels.   

Property Comments:   
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As Is Land Sales Adjustment Grid 
  

                            Land Value - Market Approach to Value
Subject Sale 1 Sale 2 Sale 3 Sale 4

Name The Reserve at 
Radnor Lake

Residential 
Developmental Land

Residential 
Developmental Land

Residential 
Developmental Land

Residential 
Developmental Land

Address Granny White Pike Granny White Pike Otter Creek Road 
and Kingsview Court

Richland Woods 
Lane, Carlybrooke 
Lane and Granny 

White Pike

Tyne Boulevard, Saxon 
Drive & Walnut Grove 

Circle 

City Nashville Brentwood Nashville Nashville Nashville

State TN Tennessee Tennessee Tennessee Tennessee

Recording Date ----- 10/29/2007 1/14/2005 5/18/2005 8/11/2006

Sale Price -----  $                3,000,000  $              2,550,000  $            1,800,000  $                  3,428,000 

Land Area (acres) 23.57 13.97 23.00 10.25 31.17

 $          214,745.88  $        110,869.57  $       175,609.76  $            109,977.54 
Fee Simple Fee Simple Fee Simple Fee Simple

0.0% 0.0% 0.0% 0.0%
0 $                          -   $                         -    $                              -   

 $              214,745.88  $            110,869.57  $          175,609.76  $                109,977.54 
Conventional Conventional Conventional Conventional

0.0% 0.0% 0.0% 0.0%
 $                            -    $                          -    $                         -    $                              -   
 $              214,745.88  $            110,869.57  $          175,609.76  $                109,977.54 

Normal Normal Normal Normal
0.0% 0.0% 0.0% 0.0%

 $                            -    $                          -    $                         -    $                              -   
 $              214,745.88  $            110,869.57  $          175,609.76  $                109,977.54 

Appraisal Date 4/15/2008
Months Elapsed --------- 5.63 39.57 35.43 20.43
Annual % Adj. 3.00%

1.0% 10.0% 9.0% 5.0%
 $                  2,147.46  $              11,086.96  $            15,804.88  $                    5,498.88 
 $              216,893.34  $            121,956.52  $          191,414.63  $                115,476.42 

Superior Inferior Comparable Superior
-10.0% 10.0% 0.0% -10.0%

 $               (21,474.59)  $              11,086.96  $                         -    $                 (10,997.75)
 $              195,418.75 $            133,043.48 $          191,414.63  $                104,478.67 

Superior Comparable Superior Comparable
-15.0% 0.0% -15.0% 0.0%

 $               (32,211.88)  $                          -    $           (26,341.46)  $                              -   
 $              163,206.87 $            133,043.48 $          165,073.17  $                104,478.67 

Superior Superior Superior Superior
-15.0% -15.0% -15.0% -15.0%

 $               (32,211.88) $            (16,630.43) $           (26,341.46)  $                 (16,496.63)
 $              130,994.99  $            116,413.04  $          138,731.71  $                  87,982.03 

Net Percent Adjustment -39.0% 5.0% -21.0% -20.0%
Net Adjustment (83,750.89)$           5,543.48$             (36,878.05)$        (21,995.51)$             
Adjusted Price 130,994.99$           116,413.04$         138,731.71$       87,982.03$              

No. Comparables …………………… 4

Maximum………………………………….. 138,731.71$           
Mean (avg.)……………………………….. 118,530.44$           
Minimum………………………………….. 87,982.03$             

Land Area (acre) 23.57
Indicated Land Value Per Acre……. 100,000.00$           
Indicated Land Value………. 2,357,000$             
Indicated Land Value Rounded To…………. 2,360,000$             

Time/Market Conditions

Percent Adjustment

Size

Price/acre
Property Rights Conveyed

Adjusted Price

Dollar Adjustment

Financing Terms

Adjusted Price

Percent Adjustment

Percent Adjustment
Dollar Adjustment

Percent Adjustment
Dollar Adjustment

Adjusted Price
Conditions of Sale

Percent Adjustment

Adjusted Price

Dollar Adjustment

Shape & Topography 

Location
Percent Adjustment
Dollar Adjustment

Adjusted Price

Percent Adjustment
Dollar Adjustment

Adjusted Price

Indicated Subject Value

Price/Rentable Area Comparison

Dollar Adjustment
Adjusted Price
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Discussion and Analysis 
 
Property Rights Conveyed: All of the sales were determined to be Fee Simple estates.  
As such, no adjustment was indicated for any of the sales. 
 
Financing Terms: A review of the available financing terms for each of the respective 
sales did not indicate financing terms that would affect the cash equivalency.  As such, no 
adjustment for atypical financing terms was indicated. 
  
Condition of Sale: This element of comparison takes into account the possible 
motivation on the part of the buyer or seller in a sales transaction.  The sales were all 
determined to be arms-lengths transactions. 
 
Market Conditions: All of the comparable sales occurred after January 2005, with one 
occurring within the last year.  Given the nature of the market within this time period and 
the fact that appreciation levels have increased, we have adjusted each sale +3% per year 
from time of sale.  
 
Location/Access: The subject site is an average location with good access to the 
neighboring interstates. Sales 1 & 4 have been adjusted for superior location.  Sale 1 is 
located just north of the Granny White/Old Hickory Boulevard intersection is considered 
superior.  Sale 4 is located closer to the Green Hills commercial area is considered 
superior.  Sale 3 is located on the opposite side of Radnor Lake off of Franklin Pike has 
been adjusted for inferior location.   
 
Parcel Size: The comparable sales were all generally similar in terms of size.  Generally, 
the market indicates an inverse relationship to size and unit price; the larger the parcel, 
the lesser the unit price.  It was determined that the size differential in relationship to the 
respective price per square foot was inconclusive.  As shown, the larger sales transacted 
at similar levels as the smaller sales.  Due to this relationship it is concluded that the 
subject would transact at similar levels.  Sales 1 and 3 have been adjusted for superior 
land size.  
 
Shape and Topography: The subject property has some sloping lots and rough terrain.  
The subject property also has several lots with inferior road frontage and shape within the 
subdivision.  For this reason we have adjusted all the sales for superior topography and 
shape.  
 
Conclusion 
In an analysis of comparable land sales were used as comparisons for the subject site in 
order to gain market insight into what comparable sites have been selling for. The 
analysis indicates a value range of $87,982.03 to $138,731.71 per acre.   In the final value 
conclusion, a land value of $100,000 per acre, or $2,360,000 (r) for the 23.57 acre site 
was concluded. All sales were given equal consideration as these sales represent the most 
recent similar type vacant residential developmental site transactions in Nashville.  
As Is Land Value………………….$2,360,000.00 
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The Cost Approach 
 
Due to the property being vacant land with no improvements, we did not perform a cost 
analysis.  Therefore, the Cost Approach to value was not utilized or was found to not be 
applicable to the current appraisal situation. 

Case 3:09-bk-04692    Doc 28-1    Filed 06/03/09    Entered 06/03/09 12:07:12    Desc
 Exhibit Appraisal 4-15-2008    Page 33 of 60




McGuigan & Associates, LLC  34 

The Developmental Approach to Value – Utilizing The Income 
Approach & The Sales Comparison Approach 
 
 
The developmental approach is predicated upon the principle of anticipation, which 
asserts that the present worth of the development being appraised is measured by the 
expectations of benefits to be received from the net cash flows arriving from the sales of 
residential lots over an anticipated absorption period.  Estimating present worth involves 
a discounting of these net cash flows over the anticipated sellout period. 
 
In principle, an investor will compare the risks involved in investing his own money in a 
subdivision sell out with other investments that are currently available.  He will anticipate 
that the finished lots will sell for an estimated price over an anticipated sellout period and 
that he will incur on-going expenses in the disposition of the lots.  After all development 
costs, on-going expenses, and profits have been deducted from the gross lot sales, the net 
proceeds will be discounted to a present value.  In order to provide the reader with an 
organized procedure for this approach, we have divided the developmental approach into 
six steps: 

 (1)  The estimation of the retail value of the individual lots as if complete and 
ready to be improved.  (Sales Comparison Approach) 

 (2)  The estimation of absorption of the lots based on historic absorption rates in 
similar developments.  (Income Approach) 

 (3)  The estimation of on-going expenses during the absorption or sellout period.  
(Income Approach) 

 (4)  The estimation of a proper discount rate required to attract an equity investor.  
(Income Approach) 

 (5)  The discounted cash flow model.  (Income Approach) 
 (6)  The developmental approach or sellout analysis summary. 
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DEVELOPMENT APPROACH STEP 1:  TRACT VALUE ESTIMATION 
SINGLE FAMILY LOTS 

 
In order to estimate the lot values for the 12 single family lots in The Reserve at Radnor 
Lake, we researched many other comparable subdivisions in the subject’s immediate 
area. We searched the subject immediate neighborhood and found 6 comparable 
subdivisions with recent lot sales. Please review the following lot sales.    
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Map of Comparable Lot Sale’s Subdivisions  
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Comparable Lot Sales 
 

Comparables for Small Lots (up to 1.5 acres in size)  
 

Subdivision:  Tyne Meade 
Address: 2612 Tyne Boulevard   
Lot Size: 0.96 Acres 
Sales Date: 1/9/2006 
Sales Price:  $495,000 
 
Subdivision:  Tyne Meade 
Address: 2803 Tyne Boulevard   
Lot Size: 1.18 Acres 
Sales Date: 4/3/2007 
Sales Price:  $525,000 
 
Subdivision:  Tyne Meade 
Address: 2708 Tyne Boulevard   
Lot Size: 0.95 Acres 
Sales Date: 8/15/2007 
Sales Price:  $600,000 
 
Subdivision: Richland Woods 
Address: 1408 Richland Woods Lane  
Lot Size: 0.69 Acres 
Sales Date: 10/10/2007 
Sales Price:  $430,000 
 
Subdivision: Richland Woods 
Address: 1427 Richland Woods Lane  
Lot Size: 1.01 Acres 
Sales Date: 1/30/2006 
Sales Price:  $370,000 
 
Comparables for Medium Lots (1.5 to 2.5 acres in size)  

 
Subdivision:  Tyne Estates 
Address: 600 Walnut Grove Circle   
Lot Size: 1.98 Acres 
Sales Date: 4/3/2007 
Sales Price:  $572,000 
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Subdivision:  Tyne Estates 
Address: 1435 Tyne Boulevard    
Lot Size: 2.01 Acres 
Sales Date: 2/20/2007 
Sales Price:  $572,500 (part of a 2 parcel sales, $1,145,000 total sale or $572,500 per 
lot)  
 
Subdivision:  Tyne Estates 
Address: 608 Walnut Grove Circle    
Lot Size: 1.83 Acres 
Sales Date: 2/20/2007 
Sales Price:  $572,500 (part of a 2 parcel sales, $1,145,000 total sale or $572,500 per 
lot)  
 
Subdivision: Sunset Hills 
Address: 2004 Sunset Hills Terrace   
Lot Size: 2.10 Acres 
Sales Date: 3/30/2007 
Sales Price:  $627,500 
 
Subdivision: Sunset Hills 
Address: 2020 Sunset Hills Terrace   
Lot Size: 2.04 Acres 
Sales Date: 10/23/2006 
Sales Price:  $637,000 
 
Comparables for Large Lots (2.5 to 3.5 acres in size)  

 
Subdivision:   Forest Hills 
Address: 5451 Granny White Pike   
Lot Size: 2.57 Acres 
Sales Date: 7/16/2007 
Sales Price:  $512,500 
 
Subdivision:   Estates at Radnor Lake 
Address: 852 Otter Creek Road  
Lot Size: 2.77 Acres 
Sales Date: 1/23/2006 
Sales Price:  $416,000 
 
Subdivision:   Estates at Radnor Lake 
Address: 908 Otter Creek Road  
Lot Size: 2.57 Acres 
Sales Date: 7/11/2007 
Sales Price:  $420,000 
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We searched the general area and the subject’s immediate neighborhood for residential 
lot sales that are similar to the subject’s proposed lots.  We have taken into consideration 
time of sale, location of the subdivision, size of lot, location of the lot within the 
subdivision and topography.   
 
After much research, we have concluded that the proposed subject lots would command 
the following values.  
 
 

                     The Reserve at Radnor Lake

                                 Lots off Granny White Pike
#s Size in Acres Sales Price
1 1.670 $530,000
2 1.920 $500,000
3 2.430 $475,000

              Lots off Granny Whtie Trace (aka Sky Knob Road)
#s Size in Acres Sales Price
1 3.202 $550,000
2 2.001 $475,000
3 1.025 $500,000
4 1.046 $500,000
5 1.776 $580,000

               Lots off Granny White Trace (aka Sky Knob Road) 
#s Size in Acres Sales Price
6 2.105 $600,000
7 1.120 $500,000
8 2.000 $600,000
9 2.003 $600,000  
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DEVELOPMENTAL APPROACH STEP 2:  ABSORPTION ANALYSIS OF 
SINGLE FAMILY LOTS 
 
To estimate the absorption rate of the sellout of the 12 single family lots, we have 
reviewed the sales activity of other similar subdivisions in Area 2 of Davidson County 
that are considered the most similar to the subject.  We have tracked the sales activity 
through MLS RealTracs and through Market Graphics.  The Take-Down Schedule for 
The Reserve at Radnor Lake, is indicated on the following pages.  
 
We have chosen Richland Woods, Abbottsford and Bancroft as comparable subdivisions 
to the subject.  The selected subdivisions absorption rates have a range from 3 to 6 
closings in the last 12 months. The homes that have sold recently or are currently listed 
range from $850,000 to $6,990,000 with the average being in the $2,500,000 range.  
 
Several factors were considered in choosing the absorption period.  The subject's good 
location, the high quality of the product that will be offered and the current slower market 
conditions all let us to estimate the absorption of the subject’s 12 single family lots over 3 
years, or 36 quarters.  This equates to an average of 1 lot per quarter.    
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DEVELOPMENTAL APPROACH STEP 3:  ESTIMATION OF ON-GOING 
EXPENSES 
 
During the sellout period, the investor will incur on-going expenses in the disposition of 
the lots.  These expenses have been estimated as follows: 

(1) Sales Cost:  Since the owner/developer will be developing all the lots himself, we 
have included a 6% sales cost to cover an commission or closing costs that may occur.   

 
(2) Property Taxes:  Real estate taxes are paid on a pro-rata basis of unsold lots.  We 
have estimated the taxes on the estimated lot values, assessed at 25% per $100 for 
residential property and the current tax rate of Davidson County.  Each lot’s taxes will 
vary due to its estimated value.  
 
(3) Insurance/CAM charges:  General liability insurance and common area 
maintenance are estimated at $100 per quarter. 
 
(4) Advertising/Marketing Expense:  The subject is the final phase of a successful 
subdivision, and there are many contractors that will take this project and pay for the 
advertising. We have not applied any expense to advertising. 
 
(5) Investor's Overhead:  Overhead for the investor is estimated at $1,000 per quarter.  
This would include any expense incurred by the investor such as for office, legal, and 
accounting expenses, as well as his own personal charges for automobile and other 
miscellaneous expenses. 
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DEVELOPMENTAL APPROACH STEP 4:  DISCOUNT RATE ANALYSIS 
 

The development of residential subdivision lots, or condo and town home pads, is a 
speculative business in which the developer/investor expects a reasonable profit.  The 
risks of a real estate venture such as a residential subdivision developments are greater 
than many other investment ventures due in part to the illiquidity of equity dollars 
invested, the longevity of the sellout period, the management associated with the sellout, 
and uncertainties concerning future economic trends which could have devastating effects 
with a downturn in the real estate market.  The risk of receiving cash flows to the equity 
investment requires a commensurate market-oriented reward.  Profit, as related to this 
report, is the entrepreneur's reward for this risk taking.  The risk/reward is expressed as a 
discount rate, which discounts the future net cash flows derived from the lot-sales 
proceeds. 
 
In researching market discount rates, we have relied upon the Korpacz Real Estate 
Investor Survey, Fourth Quarter 2006, conducted by the Price Waterhouse Real Estate 
Valuation/Advisory Services Group, which includes data from residential, office, retail, 
and industrial developers who were asked about current expected returns and the 
development climate nationwide.   
 
Subtle increases in interest rates have done little to stifle homeownership demand for 
starter homes, upgraded residences, second homes, and vacation properties.  As a result, 
single-family residential construction remains very robust.  Preliminary findings 
indicated that 1.635 million single-family housing starts occurred in April 2006, 
according to the U.S. Census Bureau.  This figure is 0.67% above April 2004 and 15.96% 
above April 2003.  
 
With long-term interest rates not expected to rise significantly over the next 12 to 18 
months, homeownership demand is expected to remain high throughout most of the 
country. 
 
Respondents report free and clear discount rates including developer’s profit for the 
current quarter within a range from 12.00% to 25.00%, with an average of 18.15%.  The 
average rate has increase 0.10% from the fourth quarter of 2007. 
 
Because the absorption time of the development is 3 years, we chose 18.00% which is 
slightly below the average discounts rate. 
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DEVELOPMENTAL APPROACH STEP 5:  DISCOUNTED CASH FLOW 
MODEL 
 
The discounted cash flow analysis that follows assumes a certain timing of lot sales, 
expenses, less profit and no inflation.  The model assumes that development will begin in 
April 2008 and that the sale of lots will begin in April 2008.  We have estimated a 36-
month sellout period.  The estimated pad values have been stated earlier in the report. We 
have a situation in which there are many sized lots and many different sale prices.   
Because the market is unpredictable and we have no way of knowing which lot will sell 
at what time, we have estimated when each lot will sell, trying to even the different lot 
types over the 12 quarters.  We have included the grid below to help you see which lot 
has been assigned to each quarter.  

 
                                The Reserve at Radnor Lake

                                Lots off Granny White Pike
#s Size in Acres Sales Price Quarter in which this lot will be sold 
1 1.670 $530,000 2
2 1.920 $500,000 6
3 2.430 $475,000 4

             Lots off Granny Whtie Trace (aka Sky Knob Road)
#s Size in Acres Sales Price
1 3.202 $550,000 8
2 2.001 $475,000 3
3 1.025 $500,000 1
4 1.046 $500,000 5
5 1.776 $580,000 10

              Lots off Granny White Trace (aka Sky Knob Road) 
#s Size in Acres Sales Price
6 2.105 $600,000 7
7 1.120 $500,000 9
8 2.000 $600,000 11
9 2.003 $600,000 12  

 

 

 

 

Following is the discounted cash flow analysis. 
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Year 1 Quarter 1 Quarter 2 Quarter 3 Quarter 4

Type/Number of Lots Standard 1 1 1 1
Price Per Lot $500,000 $530,000 $475,000 $475,000

Sales Revenue $500,000 $530,000 $475,000 $475,000

SALES REVENUE $500,000 $530,000 $475,000 $475,000
Sales Cost 0.06 $30,000 $31,800 $28,500 $28,500

NET SALES REVENUE $470,000 $498,200 $446,500 $446,500

TOTAL LOTS 12
TOTAL LOTS SOLD 1 1 1 1
LOTS REMAINING 11 10 9 8

EXPENSES
Real Estate Taxes $17,325 $15,771 $14,379 $12,987

Insurance/Cam Charge $100 $100 $100 $100
Investor's Overhead $1,000 $1,000 $1,000 $1,000

Advertising $0 $0 $0 $0
TOTAL EXPENSES $18,425 $16,871 $15,479 $14,087

NET CASH FLOW $451,575 $481,329 $431,021 $432,413

18% Discount Factor 0.95694 0.91573 0.8763 0.83856

Present Value of Net Cash Flow $432,130 $440,767 $377,704 $362,604

Present Value of Property $4,693,555

SAY $4,700,000
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Year 2 Quarter 5 Quarter 6 Quarter 7 Quarter 8

Type/Number of Lots Standard 1 1 1 1
Price Per Lot $500,000 $500,000 $600,000 $550,000

Sales Revenue $500,000 $500,000 $600,000 $550,000

SALES REVENUE $500,000 $500,000 $600,000 $550,000
Sales Cost 0.06 $30,000 $30,000 $36,000 $33,000

NET SALES REVENUE $470,000 $470,000 $564,000 $517,000

TOTAL LOTS 8
TOTAL LOTS SOLD 1 1 1 1
LOTS REMAINING 7 6 5 4

EXPENSES
Real Estate Taxes $11,521 $10,055 $8,296 $6,684

Insurance/Cam Charge $100 $100 $100 $100
Investor's Overhead $1,000 $1,000 $1,000 $1,000

Advertising $0 $0 $0 $0
TOTAL EXPENSES $12,621 $11,155 $9,396 $7,784

NET CASH FLOW $457,379 $458,845 $554,604 $509,216

18% Discount Factor 0.80245 0.7679 0.73483 0.70319

Present Value of Net Cash Flow $367,024 $352,347 $407,540 $358,076
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Year 3 Quarter 9 Quarter 10 Quarter 11 Quarter 12

Type/Number of Lots Standard 1 1 1 1
Price Per Lot $500,000 $580,000 $600,000 $600,000

Sales Revenue $500,000 $580,000 $600,000 $600,000

SALES REVENUE $500,000 $580,000 $600,000 $600,000
Sales Cost 0.06 $30,000 $34,800 $36,000 $36,000

NET SALES REVENUE $470,000 $545,200 $564,000 $564,000

TOTAL LOTS 4
TOTAL LOTS SOLD 1 1 1 1
LOTS REMAINING 3 2 1 0

EXPENSES
Real Estate Taxes $5,218 $3,518 $1,759 $0

Insurance/Cam Charge $100 $100 $100 $100
Investor's Overhead $1,000 $1,000 $1,000 $1,000

Advertising $0 $0 $0 $0
TOTAL EXPENSES $6,318 $4,618 $2,859 $1,100

NET CASH FLOW $463,682 $540,582 $561,141 $562,900

18% Discount Factor 0.80245 0.7679 0.73483 0.70319

Present Value of Net Cash Flow $372,082 $415,113 $412,343 $395,826
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DEVELOPMENTAL APPROACH STEP 6: THE DEVELOPMENTAL 
APPROACH SUMMARY 

 
The present value estimates a value of $4,700,000 for the sell out of the single family lots 
and with a discount rate of 18%.  In consideration of alternative investments, the 
appraiser is of the opinion that this value is most indicative of the attitudes of equity 
investors for this type of property at this time.   
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CONCLUSION OF VALUE “AS COMPLETE” 
 
The developmental approach to value conclusion gives the market value of the proposed 
residential property.  Based on the preceding analysis, it is our opinion that the market 
value of the fee simple estate of the subject as of April 15, 2008, subject to all lots being 
completed and all government requirements being met to qualify all pads to be build-able 
and sellable, is: 
 

$4,700,000 
FOUR MILLION SEVEN HUNDRED THOUSAND DOLLARS 

 
 

 
Estimated Exposure Time and Marketing Period 
 
Our examination of sales data indicates that the probable exposure time for the raw land 
would have been 18 months. As stated earlier in the absorption analysis, we believe the 
subdivision as complete will have a marketing time of 18 months. Because we foresee no 
significant changes in market conditions in the near term, it is our judgment that a 
reasonable marketing period is likely to be the same as the exposure period.  Therefore, 
the subject’s marketing period is estimated at 18 months. 
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Reconciliation 
 
Reconciliation and Final Concluded Value 
 
The pertinent approaches to value have been summarized in this appraisal analysis.  A 
summary of the value conclusions of each of these individual approaches indicates the 
following: 
 
Cost Approach - The cost of reproducing or replacing the subject 
property, less depreciation from all sources, plus the land value as 
determined through market comparison. 

N/A 

 
Developmental Approach to Value – Utilizing the Sales and Income 
Approaches to value.  $4,700,000 

 
As we are determining the sell-out value of the 12 single family lots, we used the 
developmental approach to value which utilizes the sales comparison and income approaches 
to value in a discounted cash flow analysis.  
 
Based on the foregoing, the market value of the subject has been concluded as follows: 
 
MARKET VALUE CONCLUSION 

Appraisal Premise Interest Appraised Effective Date Value Conclusion 

As Is Fee Simple April 15, 2008 $2,360,000.00 

 
Two Million Three Hundred and Sixty Thousand Dollars 

 

Appraisal Premise Interest Appraised Effective Date Value Conclusion 

As Complete Fee Simple December 15, 2008 $4,700,000.00 

 
Four Million Seven Hundred Thousand Dollars 
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Limiting Conditions and Assumptions 
 
Acceptance of and/or use of this report constitutes acceptance of the following limiting 
conditions and assumptions; these can only be modified by written documents executed 
by both parties. 
  
This appraisal is to be used only for the purpose stated herein. While distribution of this 
appraisal in its entirety is at the discretion of the client, individual sections shall not be 
distributed; this report is intended to be used in whole and not in part. 
 
No part of this appraisal, its value estimates or the identity of the firm or the appraiser(s) 
may be communicated to the public through advertising, public relations, media sales, or 
other media. 
 
All files, work papers and documents developed in connection with this assignment are 
the property of McGuigan & Associates, LLC. Information, estimates and opinions are 
verified where possible, but cannot be guaranteed. Plans provided are intended to assist 
the client in visualizing the property; no other use of these plans is intended or permitted.  
 
No hidden or unapparent conditions of the property, subsoil or structure, which would 
make the property more or less valuable, were discovered by the appraiser(s) or made 
known to the appraiser(s). No responsibility is assumed for such conditions or 
engineering necessary to discover them. Unless otherwise stated, this appraisal assumes 
there is no existence of hazardous materials or conditions, in any form, on or near the 
subject property.  
 
Unless stated herein, the property is assumed to be outside of areas where flood hazard 
insurance is mandatory. Maps used by public and private agencies to determine these 
areas are limited with respect to accuracy. Due diligence has been exercised in 
interpreting these maps, but no responsibility is assumed for misinterpretation.  
 
Good title, free of liens, encumbrances and special assessments is assumed. No 
responsibility is assumed for matters of a legal nature.  
 
Necessary licenses, permits, consents, legislative or administrative authority from any 
local, state or Federal government or private entity are assumed to be in place or 
reasonably obtainable.  
 
It is assumed there are no zoning violations, encroachments, easements or other 
restrictions which would affect the subject property, unless otherwise stated.  
 
The appraiser(s) are not required to give testimony in Court in connection with this 
limited appraisal. If the appraisers are subpoenaed pursuant to a court order, the client 
agrees to pay the appraiser(s) our regular per diem rate plus expenses. 
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Appraisals are based on the data available at the time the assignment is completed. 
Amendments/modifications to appraisals based on new information made available after 
the appraisal was completed will be made, as soon as reasonably possible, for an 
additional fee. 
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Addenda 
 
Area Map 
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Subject Pictures 
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Subject Pictures 
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Plat Map 
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Parcel Map 
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Flood Map 
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Appraisal Qualification of Patrick J. McGuigan 

PROFESSIONAL EXPERIENCE: 
 
Mortgage  Loan  Underwriter  and  Officer for Security Federal Savings & Loan, 
September 1971 to August 1975. 
 
Chief  Residential   Appraiser  for  Security  Federal Savings & Loan, August 1975 to 
February 1977. 
 
Associated with R.D. Jackson & Associates, February 1977 to February 1984. 
 
Duncan McGuigan, Inc., President, February 1984 to December 1988. 
 
McGuigan & Associates, Owner and chief appraiser, December 1988 to present 
 
Senior Residential Appraiser, Member of the Appraisal Institute. 
 
Senior Real Property Appraiser, Member of the Appraisal Institute. 
 
Society of Real Estate Appraisers, President of Nashville Chapter, 1989. 
 
Appraisal Institute Market Data Center, Inc., Board of Directors, January 1984 to 1998.  
Chairman of the Board, 1989 and 1997. 
 
Regional representative of the Middle Tennessee Chapter of the Appraisal Institute for 
Region IX. 
 

EDUCATIONAL BACKGROUND: 
 
Graduated from the University of Alabama with Bachelor of Science Degree in 
Commerce and Business Administration. 
 
Completed for credit Course No. 101, Appraising Real Property, and Course No. 201, 
Principles of Income Property Appraising, from the Society of Real Estate Appraisers. 
 
Completed for credit the R-2 Comprehensive Exam from the Society of Real Estate 
Appraisers. 
 
Attended various seminars sponsored by the Society of Real Estate Appraisers, American 
Institute of Real Estate Appraisers and the Appraisal Institute. 
 
Currently certified with the Appraisal Institute. 
 
Currently licensed with the State of Tennessee as Certified General Real Estate Appraiser 
CG-610. 
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Partial List of Clients 
 
 

Bank of America 
City of Gallatin 
Citizens Bank 

Community First Bank & Trust 
Countrywide Credit Industries, Inc. 

First Bank 
First Farmers & Merchants State Bank 

First Trust Mortgage Company 
First Tennessee Bank 

First Union Bank 
Franklin American Mortgage 

Green Bank 
G E Capital 

HCA Corporation 
MDHA 

National Bank of Commerce 
Prime Trust Bank 

Regions Bank 
Renasant Bank 

Sumner Bank & Trust 
SunTrust Bank 

US Bank 
U.S. Marshall Service 

Wachovia Bank 
Wal-Mart Stores, Inc 

 
 
 

Various Attorneys and Accountants 
Professional Testimony 

 

Case 3:09-bk-04692    Doc 28-1    Filed 06/03/09    Entered 06/03/09 12:07:12    Desc
 Exhibit Appraisal 4-15-2008    Page 60 of 60



