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May 31, 2023 
 
City of DeKalb 
c/o Mr. Matthew D. Rose 
Donahue & Rose, PC 
9501 W. Devon, Ste. 702 
Rosemont, Illinois 60018 
 
RE: Appraisal Report of a 
 Multi-Tenant Commercial Building  
 Located At 128-140 S. 2nd Street 

DeKalb, DeKalb County, Illinois 
Permanent Index Number 08-23-163-013 
  
As of April 28, 2023 

Dear Mr. Rose: 

At your request and authorization, I have prepared an appraisal report of the market value of the 
fee simple interest in the property located at 128-140 S. 2nd Street, DeKalb, Illinois, as of April 
28, 2023.  

The subject property is a two-story, multi-tenant commercial building containing approximately 
18,500 square feet gross building area, situated on a 0.28-acre site. The improvements were 
built in 1890.  The appraised property is fully described within the body of this report.  

Data, information, and calculations leading to the value conclusion are incorporated in the report 
following this letter.  The report, in its entirety, including all assumptions and limiting conditions, 
is an integral part of and inseparable from this letter.  

The City of DeKalb is the client of this appraisal report. The intended users of this appraisal 
report include the City of Dekalb and their legal counsel.  
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Mr. Matthew D. Rose 
May 31, 2023 
 

Based on the analysis contained in the following report, the market value of the subject is 
concluded as follows: 

MARKET VALUE CONCLUSION 
Interest Appraised Date of Value Value Conclusion 

Fee Simple April 28, 2023 $243,000 
 
Source:  APPRAISAL SYSTEMS LLC  

 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value.  The analyses, 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.  

It has been a pleasure to assist you in this assignment.  If you have any questions concerning 
the analysis, or if we can be of further service, please contact us. 

 
Respectfully submitted, 

 

 
  Anthony J. Uzemack, MAI, AI-GRS  
   
  Certified General Real Estate Appraiser 

  Illinois State Certification No. 553.000231  

  Expires on 09/30/23 
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CERTIFICATION  

I certify to the best of our knowledge and belief: 

1. The statements of fact contained 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 are our personal, impartial and unbiased professional analyses, opinions, and 
conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 

4. I have no bias with respect to the property that is the subject of this report or to the parties involved 
with this assignment. 

5. My engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

6. My compensation for completing this assignment is not contingent upon the development or reporting 
of a predetermined value or direction in value that favors the cause of the client, the amount of the 
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 
related to the intended use of this appraisal. 

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

8. The reported analyses, opinions, and conclusions were developed, and this report have been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.  

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

10. Anthony J. Uzemack, MAI, AI-GRS has made a personal inspection of the property that is the subject 
of this report. 

11. No one provided significant appraisal, appraisal review, or appraisal consulting assistance to the 
person(s) signing this certification. 

12. Anthony J. Uzemack, MAI, AI-GRS has experience in the appraisal of similar property types. 
13. Anthony J. Uzemack, MAI, AI-GRS is currently certified in the state where the subject is located. 
14. Absolute client confidentiality and privacy are maintained at all times with regard to this assignment 

without conflict of interest. 
15. I have not appraised and I have not performed services as an appraiser regarding the property that is 

the subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 

16. As of the date of this report, Anthony J. Uzemack, MAI, AI-GRS has completed the continuing 
education program for Designated Members of the Appraisal Institute. 

 
       
Anthony J. Uzemack, MAI, AI-GRS 

 

Certified General Real Estate Appraiser  
Illinois License No. 553.000231   
Expires on 09/30/2023  
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SUMMARY OF CONCLUSIONS 
 
 

 

Location  128-140 S. 2nd Street 
DeKalb, DeKalb County, Illinois 

Assessor’s Parcel Number  08-23-163-013   

Highest and Best Use     

As Though Vacant  Commercial Development   

As Improved  Present Use   

Property Rights Appraised  Fee Simple   

Total Land Area 
 
Land to Building Ratio 
 

    12,094 SF; 0.28 acres 
 
0.65:1.0 

  

Improvements     

Number of Buildings 
Gross Building Area 

 1 
18,500 SF 

  

Number of Stories  One and part two-story    

 
Net Rentable Areas 
 

                                     
First floor retail/storage space           10,000 SF 
Second floor unimproved storage        8,500 SF 
Total                                                   18,500 SF 
 

         

Year Built  1890   

Condition  Poor   

Estimated Exposure Time  12-24 Months   

Financial Indicators     

Estimated Stabilized Vacancy  30.0%   

Overall Capitalization Rate  9.0%    

Date of Value  April 28, 2023   
Opinions of Value as of  
April 28, 2023     

 
Sales Comparison Approach   $243,000 

  

Income Approach  $235,000   

Reconciled Market Value   $243,000   
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SUBJECT PHOTOGRAPHS 
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SUBJECT PHOTOGRAPHS 
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SUBJECT PHOTOGRAPHS 
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SUBJECT PHOTOGRAPHS 
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SUBJECT PHOTOGRAPHS 

 

 
 

VIEW LOOKING NORTH ON 2ND STREET 
 

 
 

 VACANT 1ST FLOOR SPACE 
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SUBJECT AERIAL PHOTOGRAPH 
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EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS 

 

Extraordinary Assumptions 

An extraordinary assumption is defined by the Uniform Standards of Professional Appraisal 

Practice (2020-2021 Edition, The Appraisal Foundation) as “an assumption, directly related to a 
specific assignment, as of the effective date of the assignment results, which, if found to be 
false, could alter the appraiser’s opinions or conclusions. Extraordinary assumptions presume 
as fact otherwise uncertain information about physical, legal, or economic characteristics of the 
subject property; or about conditions external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.” 

This appraisal employs only the assumptions and limiting conditions presented on pages 59-61 
of this report. 

Hypothetical Conditions 

A hypothetical condition is defined by the Uniform Standards of Professional Appraisal Practice 
(2020-2021 Edition, The Appraisal Foundation) as “a condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the effective date of 
the assignment results, but is used for the purpose of analysis. Hypothetical conditions are 
contrary to known facts about physical, legal, or economic characteristics of the subject 
property; or about conditions external to the property, such as market conditions or trends; or 
about the integrity of data used in an analysis.” 

This appraisal employs no hypothetical conditions.  
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INTRODUCTION  

The subject property is a one and part-two story, multi-tenant commercial building containing 
approximately 18,500 square feet of gross building area, situated on a 0.28-acre site. The 
subject is located on the east side of S. 2nd Street, south of Route 38 (Lincoln Highway) and 
north of the Chicago and North Western Railway (C&NW) in DeKalb. The subject property is 
sprinklered and the improvements are of masonry and glass construction and were constructed 
in 1890. Approximately half (5,000 SF) of the first-floor space in the 134-138 units have been 
lightly renovated into a hair salon and general retail space. The property is identified for real 
estate taxation purposes by the DeKalb County Assessor as Permanent Index Number 08-23-
163-013. The local address is 128-140 S. 2nd Street, DeKalb, Illinois. 

PROPERTY HISTORY 

 The subject property is a multi-tenant commercial building containing approximately 18,500 
square feet of net rentable area, of which 10,000 is first floor area.  The first-floor area is divided 
into a hair salon, general retail space and vacant space used for storage. I was unable to gain 
access to the second-floor space. I have been told that the space is vacant and used for 
inactive storage. 

The owner of the subject property is D-N-J Properties, Inc. I have left several calls that have 
gone unanswered. 

The subject property was listed for sale and has since been taken off the market. The City of 
DeKalb and the property ownership are currently in negotiations over the subject. The subject 
property has not sold in the past three years.  

DATE OF VALUE 

The date of value is April 28, 2023. 

DATE OF INSPECTION 

An exterior inspection was made on April 28, 2023. Permission was never granted for an interior 
inspection. 

DATE OF REPORT 

The date of report is the date indicated on the letter of transmittal. 

INTENDED USE OF REPORT 

This report is intended to be used by the intended users for use in market value planning 
involving the subject property. 
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CLIENT 

The City of DeKalb is the client for this appraisal report. 

INTENDED USERS 

The intended users of this appraisal report include the City of DeKalb and their legal counsel.  

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the fee simple interest in the 
subject property.  Market value 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 
definition is the consummation of a sale as of a specified date and the passing of title from seller 
to buyer under conditions whereby: 

1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider their own 

best 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 sales concessions granted by anyone associated with the sale. 1 

PROPERTY RIGHTS APPRAISED 

The property rights of the subject property are appraised in the fee simple estate. Fee simple 

estate is defined as follows: 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.2 

TERMS AND DEFINITIONS 

The Glossary of Terms in the Addenda provides definitions for terms that are and may be used 
in this appraisal. 

 
1 Federal Register, Volume 55, 12 C.F.R. Part 34.42(g), Page 34696, August 24, 1990, as amended at Federal  
   Register, Volume 57 Page 12202, April 9, 1992, Federal Register, Volume 59 Page 29499, June 7, 1994.   

2 The Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002) 113. 
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SPECIAL APPRAISAL INSTRUCTIONS 

This report contains no special appraisal instructions. 

SCOPE OF APPRAISAL  

I completed the following steps for this assignment: 

1. identified the subject property; 
2. understood the intended use of the report; 
3. applied appropriate appraisal methodology; 
4. analyzed the comparable data to arrive at a probable range of value via each approach to 

value used in this report; 
5. reconciled the results of each approach into a reasonable and defensible final estimate of 

value for the subject, as defined herein; and 
6. estimated a reasonable exposure time and marketing time associated with the value 

estimate. 
To develop the opinion of value, I prepared an appraisal report of the market value of the fee 
simple interest in the subject property, as defined by the Uniform Standards of Professional 
Appraisal Practice (USPAP). This means that Standard 1 was followed. I considered all three 
approaches to value (cost, sales comparison, and income capitalization). In this appraisal, I 
utilized the sales comparison approach to value to estimate the market value of the subject 
property.  

The cost approach has been excluded due to the lack of comparable vacant commercial land 
sales and the advanced age and condition of the improvements. The cost approach is based 
upon the proposition the informed purchaser would pay no more for the subject than the cost to 
produce a substitute property with equivalent utility. This approach is particularly applicable 
when the property being appraised involves relatively new improvements which represent the 
highest and best use of the land or when relatively unique or specialized improvements are 
located on the site and for which there exist few sales or leases of comparable properties. Most 
properties require a deduction for depreciation resulting from a combination of physical 
deterioration, and functional and external obsolescence.  The cost approach is limited by 
difficulties in accurately estimating the amount of depreciation, as well as the remaining 
economic life of existing improvements.  

The value conclusion reflects all known information about the subject, market conditions, and 
available market data. This appraisal report of the subject is intended to comply with the 
reporting requirements set forth under Standards Rule 2-2 (a) of the USPAP.  That is, this report 
incorporates a practical explanation of the data, reasoning, and analysis which were used to 
develop the opinion of value.   

This report includes descriptions and analyses of the subject property and the market for this 
property type.  General and specific information about the subject property and its surrounding 
neighborhood was analyzed to determine the highest and best use of the land as though vacant 
and as improved. Market surveys were conducted to verify information about sales of vacant 
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sites and sales of improved properties.  Rental properties were analyzed to estimate a market 
rent for the subject property.  Interviews with brokers, appraisers, zoning officials, and lending 
institution representatives provided information for this report. 

An exterior inspection of the subject property was made to determine its physical 
characteristics. I was unable to obtain permission to perform an interior inspection. I briefly 
interviewed an employee at the hair salon and saw a portion of the only occupied unit. A driving 
tour of the immediate neighborhood was performed on the date of inspection to investigate the 
surrounding area to determine the neighborhood boundaries and potential land sales, improved 
sales, and competitive rental properties as appropriate. 

Information relative to the subject site and improvement was provided by the client, as well as 
my physical inspections and public records (ex. Assessor’s records, property record cards, plat 
maps, etc.). I was provided with zoning information on the property by the City of DeKalb Zoning 
Department. 

EXPOSURE TIME 

Exposure time is not intended to be a prediction of a date of sale or a one-line statement.  
Instead, it is an integral part of the appraisal analysis and is based on one or more of the 
following: 

• statistical information about days on the market 
• information gathered through sales verification 
• interviews of market participants 

The reasonable exposure period is a function of price, time, and use. It is not an isolated 
estimate of time alone.  Exposure time is different for various types of real estate and under 
various market conditions. 

Exposure time is the estimated length of time the property would have been offered prior to a 
hypothetical market value sale on the effective date of appraisal.  It is a retrospective estimate 
based on an analysis of recent past events, assuming a competitive and open market.  It 
assumes not only adequate, sufficient, and reasonable time but also adequate, sufficient, and 
reasonable marketing effort.  Exposure time is therefore interrelated with appraisal conclusion of 
value. 

In consideration of these factors, we have analyzed the following: 

• exposure periods of comparable sales revealed during the course of this appraisal; 
• the CB Richard Ellis Marketview Chicago Retail Report;  
• PricewaterhouseCoopers’ Real Estate Investor Survey; and 
• knowledgeable real estate professionals. 
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Based on the foregoing analysis, an exposure time of 12-24 months is reasonable, defensible, 
and appropriate. I assume the subject would have been competitively priced and aggressively 
promoted regionally. 

MARKETING TIME 

Marketing time is the period a prospective investor would forecast to sell the subject property 
immediately after the date of value, at the value estimated.  The marketing time is an estimate 
of the number of months it will require to sell the subject from the date of value, into the future.  
The anticipated marketing time is essentially a measure of the perceived level of risk associated 
with the marketability, or liquidity, of the subject property.   

The marketing time estimate is based on the data used in estimating the reasonable exposure 
time, in addition to an analysis of the anticipated changes in market conditions following the 
date of appraisal. 

The future price for the subject (at the end of the marketing time) may or may not equal the 
appraisal estimate.  The future price depends on unpredictable changes in the physical real 
estate, demographic and economic trends, real estate markets in general, supply/demand 
characteristics for the property type, and many other factors. 

Based on the premise that present market conditions are the best indicators of future 
performance, a prudent investor would forecast that, under the conditions described above, the 
subject will require a marketing time of 12-24 months. 
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AREA MAP 
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RETAIL MARKET OVERVIEW 

The Chicago retail market is comprised of both downtown and suburban properties, with each of 
these major market areas being divided into smaller submarkets. The CB Richard Ellis 
Marketview Survey divides the Chicago retail market into 12 submarkets. CB Richard Ellis and 
Cushman & Wakefield are the primary data sources for the following retail market statistics. 

The overall Chicago metro retail market vacancy rate decreased 40 basis points (bps) to 11.1% 
during the first quarter of 2022. The average asking rent increased slightly to $19.02.  

 

Leasing in the Chicago retail market was on the rise. A strong indicator of this was the 
increase in absorption of small shop and big box space. This supported the vacancy rate’s 
steady decline of 40 basis points (bps) quarter-over-quarter, now standing at 11.1%. Lack of 
new inventory and a decline in retailer bankruptcies are two contributing factors to the 
decrease in vacancy. Big box space saw the highest absorption in several years, as tenants 
including entertainment, discount retailers and home décor filled those vacancies. After the 
Illinois mask mandate was lifted in late February, signs of recovery grew as consumers 
began more in-store purchases and dining out at restaurants. Retailers across-the-board 
took themselves off pause and went forward with their pre-pandemic expansion plans.  
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Urban retail expansion was off to a great start. Chicago-based café and upscale 
convenience store Foxtrot Market announced three new store openings this spring in the 
Loop, Magnificent Mile and Wrigleyville. The Magnificent Mile location opened in late April 
at the Tribune Tower, 435 N. Michigan Avenue. 

 
Another hopeful sign for retail was the sale of the 196,000 SF Neiman Marcus building at 
737 N. Michigan Avenue. This sale is a great indicator of the confidence investors have in 
the long-term viability of Michigan Avenue. Investors are attuned to the fact that urban 
market rent growth generally outpaces suburban and tertiary markets and are willing to bet 
on the future. 

 
US. retail sales increased moderately in February as costs of fuel and food began to soar. As 
for future retail sales growth, the National Retail Federation (NRF) forecasted retail sales to 
grow between 6 percent and 8 percent to more than $4.86 trillion in 2022. 

The top retail lease transactions executed in Q1 totaled 264,500 SF and were located 
within the North, Far West, West, Southwest and City North submarkets. 
In the North suburbs, two entertainment leases were signed at Church Street Plaza, 1711 
Maple Avenue in Evanston: AMC Theatres for 50,000 SF and Sky Zone for 32,000 SF. 
Wayfair signed a 160,000 SF lease for its first Midwest brick-and-mortar location at Edens 
Plaza in Wilmette. It will occupy the vacant two-story building formerly home to Carson’s. 
Ross Dress for Less backfilled the former Office Max location in Evanston Center, 2255 W. 
Howard Street. 

 
The Far West, West and Southwest suburbs witnessed growth in the home décor, off-price 
department store, discount retailer and nonprofit categories. Home décor concept At 
Home signed an 86,000 SF lease at the newly renovated Grove Shopping Center, 1212 W. 
75th Street in Downers Grove. Off-price department store Burlington signed a lease for 
27,726 SF at Stratford Crossing, 140 S. Gary Avenue in Bloomingdale. In the West suburbs, 
discount retailer Forman Mills will take the 94,000 SF second-floor former Sears anchor 
space at North Riverside Park Mall, 7501 Cermak Road in North Riverside. In the Southwest 
suburbs, Goodwill will backfill the former 25,337 SF HomeGoods store at Burbank Station, 
7706-7750 S. Cicero in Burbank. 

 
In addition to signing a lease in Evanston, AMC Theatres signed a new lease in Lincoln 
Park at the former Arclight Cinemas space in New City, 1457 N. Halsted Street. 
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The Conference Board Consumer Confidence Index decreased in January and now stands 
at 110.5. According to Lynn Franco, Senior Director of Economic Indicators at the 
Conference Board, concerns about inflation rose again in February, after posting back-to-back 
declines. Despite this reversal, consumers remain confident about short-term growth 
prospects. 

ECONOMIC OVERVIEW 

The exclusion of Russian oil and gas from global markets is pushing up gasoline 
prices for U.S. consumers already rattled by inflation. American consumers are more 
sensitive to energy prices shifts than those in other OECD countries. Energy prices 
will likely remain heightened throughout this year, which will increase our inflation 
forecast to over 6% for 2022. 

The prospects of weaker global growth—especially in Germany and China—and 
rising interest rates are causing some alarm. Bond markets are pricing in rate hikes 
through 2023 with a terminal Fed Funds Rate of 3% to 3.5%. On the upside, 
consumer demand should remain heightened this year driven by excess savings, 
especially among more affluent households, and a very strong labor market. This 
should translate into another year of above-trend annual growth, at 2.4%. It is 
possible that these tailwinds will fade quicker than the downside risks and weaker 
economic growth should be expected next year. The beginnings of an inverted yield 
curve are hinting at a recession in 2023. This is not our base case, and there is 
plenty of momentum left in the U.S. economy, but medium-term risks are rising, with 
an increasingly hawkish Fed. being the main cause for concern. 
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LOCAL AREA MAP  
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LOCAL AREA ANALYSIS 

LOCATION 

The subject property is in DeKalb, Illinois. The population was 40,290 at the 2020 census, down 
from 43,862 at the 2010 census. The city is named after decorated Franconian-French war hero 
Johann de Kalb, who died during the American Revolutionary War.  

Founded in 1856, DeKalb became important in the development and manufacture of barbed 
wire, especially for agriculture and raising livestock. While agricultural-related industries remain 
a facet of the city, along with health and services, the city's largest employer in the 21st century 
is Northern Illinois University, founded in 1895. DeKalb is about 65 miles (105 km) from 
downtown Chicago. 

DeKalb is in northern Illinois, about 65 miles (105 km) west of downtown Chicago and 30 miles 
southeast of Rockford. The South Branch Kishwaukee River flows northward through DeKalb.  

According to the 2021 census gazetteer files, DeKalb has a total area of 17.12 square miles, of 
which 16.95 square miles is land and 0.17 square miles is water.   

DeKalb is home to Northern Illinois University, the city's largest employer and Illinois's third-
largest campus. Other large employers include Northwestern Medicine, General Electric, 
Monsanto (originally as DeKalb Corn), the local school district, and a large retail district along 
Route 23 (shared with Sycamore) that includes Walmart, Target, Lowe's, Best Buy, Meijer, 
Kohl's, Ross, and dozens of other chain and local stores.  

DeKalb is also home to warehouses for several major companies, including Target, 3M, Nestlé, 
and Ferrara Candy Company, in part due to DeKalb's proximity to major highways such as I-88 
and I-39. 3M's complex serves as the distribution hub for three of 3M's four business units and 
export operations to North America, Europe, Africa, the Middle East and Latin America.  

In June, 2020, Meta announced it would construct an $800 million data center on the south side 
of DeKalb. 

The DeKalb Park District is responsible for DeKalb's 44 parks and recreation facilities. Members 
of the League of Women Voters established the park district in 1935 to address the need for a 
public swimming pool. The City of DeKalb gave the first four parks to the District: Annie's 
Woods, Huntley Park, Liberty Park, and Hopkins Park.  

In 2000 the district opened the Sports and Recreation Center, a multi-function facility that 
features an indoor field of over 1 acre, clear-span space with synthetic field turf. The park district 
provides year-round athletic and recreation programs including day camps, youth baseball and 
softball, adult softball leagues both indoors and outdoors, swimming lessons, golf lessons, 
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karate, tennis, adult and youth basketball leagues, indoor soccer, fitness classes, and 
preschool. 

The first railroad entered DeKalb on August 22, 1853. In 1864, the line became part of the 
Chicago and North Western Railway main line from Chicago to Omaha, which carried 
passengers until 1971. A depot between 6th and 7th Streets was built in 1891. The Union 
Pacific Railroad took control of the line in 1995. Since 2006, the nearest passenger rail service 
is at the Metra commuter system station in Elburn, 15 miles east of DeKalb, which is accessible 
by bus. In January 2023, the Dekalb City Council voted to fund a transportation study aimed at 
determining feasibility of extending Metra Union Pacific West Line commuter rail service from 
Elburn to the city. 

The transcontinental Lincoln Highway was established through DeKalb in 1913. The first 
"seedling mile" of concrete pavement was built in 1914 at Malta, six miles west of DeKalb. The 
rest of Lincoln Highway across DeKalb County was paved in 1920. The highway is now part of 
Illinois Route 38. The main north-south highway through DeKalb is Illinois Route 23, which 
forms an unusual intersection of two state highways and a major railroad at the corner of Fourth 
and Lincoln. Interstate Highway 88, part of the Illinois Tollway system, was completed to DeKalb 
around 1975 and passes just south of town, where there are two toll plazas and a service oasis 
that includes restaurants and a gas station. Via the tollway, DeKalb is 30 miles west of Aurora 
and 65 miles west of downtown Chicago. 

The subject neighborhood is an established, mature area with limited new development 
occurring.  The subject property has reasonable access to the local transportation system. 
Properties and uses surrounding the subject include older commercial improvements and 
Lincoln Highway to the north, public parking to the west, a railroad line and commercial to the 
south and commercial to the east. The subject site has access and frontage along 2nd Street to 
the west.   

The subject’s immediate area is adversely effected by its lack of overnight parking, one-way 
direction of 2nd Street limiting access to the subject property, plus the deteriorating exterior of 
the masonry walls, stucco and broken windows              

Market research indicates that older properties located along Lincoln Highway are selling in the 
$40 PSF range and are recently being acquired for rehab and continued commercial use. 
Properties on the side streets in similar condition are selling between $20 and $10 PSF if selling 
at all. 
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SITE AERIAL VIEW 
 

  
 
              Source: DeKalb County Compass 
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SITE ANALYSIS                   

An survey was not provided for the preparation of this appraisal. Property site data described in 
this section was generated from the actual property inspection, discussions with local authorities 
and review of public record information. The following chart provides a summary of the salient 
features relating to the subject site. 

SITE SUMMARY 
Physical Description    
Site Area  12,094 SF 0.28 Acres 

Primary Road Frontage   2nd Street  
Shape 
Rail Served 

 Irregular 
No 

 

Topography  Level and at street grade 
Zoning District  CBD Downtown Commercial District  
   
Flood Zone  “X”, area of minimal flooding   
Adjacent Land Uses 
Car Parking 

 Commercial/Residential 
Undetermined due to lack of Survey 
 

Source:  Various sources compiled by APPRAISAL SYSTEMS LLC  

LOCATION 

The subject property is located on the east side of 2nd Street. The street address is 128-140 S. 
2nd Street, DeKalb, Illinois.   

ASSESSORS PARCEL NUMBERS 

The Cook County Tax Assessor’s parcel numbers for this property are 08-23-163-013. 

LAND AREA, SHAPE AND FRONTAGE 

The subject site is nearly rectangular in shape and contains approximately 12,094 square feet 
or 0.28 acres of land. The site has a frontage on South 2nd Street. 

TOPOGRAPHY AND DRAINAGE 

The site is generally level and pitched for drainage toward the street frontage.  During the 
inspection of the property, no drainage problems were observed, and none are assumed to 
exist. 
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SOILS 

A soil analysis for the site has not been provided for the preparation of this appraisal.  In the 
absence of a soil report, it is a specific assumption that the site has adequate soils to support 
the improvements at their highest and best use. 

EASEMENTS AND ENCROACHMENTS 

There are no known easements or encroachments on the site. . 

COVENANTS, CONDITIONS AND RESTRICTIONS 

There are no known covenants, conditions, and/or restrictions impacting the site which are 
considered to affect the marketability or highest and best use, other than zoning restrictions. 

UTILITIES AND SERVICES 

The subject site is within the jurisdiction of the City of DeKalb and is provided all municipal 
services, including police, fire protection. All utilities are available to the site in adequate quality 
and quantity to service the highest and best use as if vacant and as improved.   

FLOOD ZONE 

According to flood hazard maps published by the Federal Emergency Management Agency 
(FEMA), the site is within Zone X, as indicated on Community Map Panel 17037C0242E, dated 
January 2, 2009.  This zone is defined as follows: 

FEMA Zone X:  This area has been identified in the community flood insurance 
study as an area of moderate or minimal hazard from the principal source of 
flood in the area.  However, buildings in this zone could be flooded by severe, 
concentrated rainfall coupled with inadequate local drainage systems.  Local 
storm water drainage systems are not normally considered in the community’s 
Flood Insurance Study.  The failure of a local drainage system creates areas of 
high flood risk within this rate zone.  Flood insurance is available in participating 
communities but is not required by regulation in this zone. 



128-140 S. 2ND STREET, DEKALB, IL SITE ANALYSIS 

 29                             APPRAISAL SYSTEMS LLC 
 

 

ENVIRONMENTAL ISSUES 

I have not observed, and am not qualified to detect, the existence of potentially hazardous 
material or underground storage tanks that may be present on or near the site. The existence of 
hazardous materials or underground storage tanks may influence the value of the property.  For 
this appraisal, I have specifically assumed that the property is not affected by any hazardous 
materials and/or underground storage tanks that may be present on or near the property. 

ADJACENT PROPERTIES 

The adjacent land uses are as follows: 

North: Alley behind commercial storefronts along Lincoln Hwy. 

South: Railroad Right-of-way. 

 East: Gravel paved alleyway. 

West:  Municipal Regulated Parking Lot  

 
CONCLUSION 

The subject site is a secondary location, the improvements are reaching the end of their 
commercial viability and there is no evidence of speculative demand to initiate redevelopment of 
site.



128-140 S. 2ND STREET, DEKALB, IL ZONING 

 30                             APPRAISAL SYSTEMS LLC 
 

ZONING 

According to the City of DeKalb Zoning Ordinance, the subject site is zoned CBD, Central 
Business District. The CBD District permits a wide variety of uses including commercial 
storefronts and encourages economic development.  

Based on a review of the zoning ordinance and zoning criteria, the subject’s improvements 
appear to represent a permitted, conforming use. It is recommended that DeKalb Planning and 
Zoning personnel be contacted regarding more specific information that might be applicable to 
the subject.  A copy of the City of DeKalb zoning map is displayed below. 

ZONING MAP 

 

Subject 
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IMPROVEMENT ANALYSIS 

The following analysis includes a description of the subject improvements and basic 
construction features derived from my physical inspection of the exterior and limited interior 
inspection of the improvements.  The following chart depicts the subject’s building area by 
component. 

 

 
FLOOR PLAN 
The subject improvements consist of a two-story building with a partially finished first floor and 
reported vacant second floor. The building is of masonry construction and contains 
approximately 18,500 square feet of gross building area. The first floor has an addition on the 
south side of the building and contains a total of +/- 10,000 SF of space. The second story 
consists of approximately 8,500 SF of space. A portion of the building is leased to one tenant, 
Tangles on Second who occupies the #134 unit. The remaining space is owner occupied and 
used for storage. The improvements were completed in 1890 and there have since been some 
modest renovations. The improvements are rated to be in poor condition as of the date of my 
inspection.  

The majority of the first and second-story space was unavailable for inspection. The city 
manager, Bill Nicholas, stated that the second story was used for storage and has not been 
renovated in any capacity.  

The building’s net rentable area consists of approximately 18,500 square feet, of which, 
approximately 10,000 square feet is first floor area.  

FOUNDATION 

The foundation consists of reinforced concrete. There is no basement to our knowledge. 

CONSTRUCTION COMPONENTS 

The construction components include masonry and glass.   

ROOF COVER 

The roof appears to be a rolled asphalt covering. I was not allowed access to the roof.  

INTERIOR FINISHES - RETAIL AREAS 

The interior retail finishes of the property is summarized as follows: 

IMPROVEMENT SUMMARY  
Number of Buildings        1 
Number of Stories        1 and Part 2 
Net Rentable Area 
Land To Bldg. Ratio 

      18,500 SF 
      0.65:1.0  
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Floor Coverings:  Tile and laminate. 

Walls:  Painted plaster/wallboard. 

Ceilings: Exposed. 

Lighting: Standard commercial florescent fixtures. 

ELECTRICAL 

The electrical systems are assumed to be in working order and are adequate for the building. 

PLUMBING 

The plumbing systems are assumed to be in working order and adequate for the building.   

PARKING  

The property has a gravel parking lot for approximately 10 cars on the southern elevation, with 
additional street parking available on 2nd Street. There is a municipal parking lot west of the 
subject.  

RAIL 

The property is not rail served.  

QUALITY AND STRUCTURAL CONDITION 

The overall quality of the facility is considered poor to below average for the market and the age 
of the improvements.  

However, since I am not a structural or environmental engineer, I am not qualified to determine 
structural integrity of the improvements and it is recommended that the client/reader retain the 
services of a qualified, licensed, engineer or contractor to determine the structural integrity of 
the improvements prior to making a business decision regarding the property. 

I am not qualified to detect the existence of any potentially hazardous materials such as lead 
paint, asbestos, urea formaldehyde foam insulation, or other potentially hazardous construction 
materials on or in the improvements. The existence of such substances may influence the value 
of the property. For this assignment, I have specifically assumed that the subject is not affected 
by any hazardous materials which would cause a loss in value.  

ADA COMPLIANCE 

The client/reader’s attention is directed to the Addenda for specific limiting conditions regarding 
ADA compliance. 
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FURNITURE, FIXTURES AND EQUIPMENT 

The property would typically be sold on an unfurnished basis.  Excluded from this appraisal are 
personal property, furniture, fixtures and equipment, trade fixtures, intangibles and inventories 
that are not real property. 

CONCLUSION 

The subject property is a multi-tenant commercial building. The building is in poor to below-
average condition. 
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TAX AND ASSESSMENT DATA 
The subject property is located in Dekalb and is currently assessed by DeKalb County as 
commercial property. In Illinois, real estate taxes are collected in arrears, i.e., 2022 real estate 
taxes are not payable until 2023.   The subject property is identified by Parcel Number 08-23-
163-013.   

The assessed value is typically multiplied by an equalization factor that may change annually.  
The resulting equalized value is multiplied by the tax rate to arrive at the real estate taxes for the 
property.  The following table summarizes the most current tax and assessment information for 
the subject. 

 
REAL ESTATE ASSESSMENT TAX INFORMATION  

 2022 PAYABLE 2023 
PIN Assessed Value Tax Rate Total Taxes 

08-23-163-013 $65,829 10.1057 $6,652.48 
Source:  DeKalb Township Assessor 

 

As indicated above, 2022 real estate taxes totaled $6,652.48 or $0.36 PSF.   
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HIGHEST AND BEST USE 

In appraisal practice, the concept of highest and best use represents the premise upon which 
value is based.  The four criteria the highest and best use must meet are: 

• legal permissibility; 
• physical possibility; 
• financial feasibility; and 
• maximum productivity. 

Highest and best use analysis involves assessing the subject both as if vacant and as improved. 

AS VACANT 

Legal Permissibility 

The legally permissible uses were discussed in detail in the site analysis and zoning sections of 
this report. The subject site is zoned CBD, Central Business District by the City of DeKalb. The 
CBD District permits a wide variety of uses including second story uses and many commercial 
uses.  

Physical Possibility 

The physical characteristics of the subject site were discussed in detail in the site analysis.   The 
subject site is an irregular-shaped parcel of land. The site is at street grade and has a level 
topography and is not located in a special flood hazard area.  All utilities are installed and serve 
the area.  

It is assumed based on the existing finished construction that the subject has an adequate soil 
composition to support major structural improvements. Overall, a wide range of legally 
permissible uses would be physically possible, and I have assumed, for my analysis, that the 
subject site is physically capable of being developed.  Sites in the subject’s market area are 
predominately improved with commercial buildings; therefore, the subject site is suitable for 
commercial development. 

Financial Feasibility 

The financial feasibility of a specific property is market driven and is influenced by surrounding 
land uses.  Based on the subject’s specific location and physical characteristics, development of 
the site with a commercial oriented use which is complimentary to the surrounding land uses 
would represent the most likely financially feasible option. 

Maximum Productivity 
The recipient of the property’s productivity (e.g., the lender, equity investor, the public, etc.) 
greatly determines what the use should be.  Commercial development is legally permissible, 
physically possible, and financially feasible. The CBD zoning for the subject site allows for 
commercial development.  
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Based upon the three criteria previously discussed, I believe the subject site is considered to 
have primary appeal for commercial development. Regardless, the use for the subject should 
conform to the neighborhood trends and be consistent with existing land uses. 

CONCLUSION:  HIGHEST AND BEST USE AS VACANT 

Market evidence indicates that commercial development is legally permissible, physically 
possible, and financially feasible; therefore, the maximally productive use of the site is for 
commercial development.  The highest and best use of the site as though vacant would be for 
commercial development. 

AS IMPROVED 
Legal Permissibility 

The subject site was approved for commercial development and the improvements are a 
conforming use based on the available information from the City of DeKalb. 

Physical Possibility 
The subject improvements were discussed in detail in the Improvement Analysis. The layout 
and positioning of the improvements are competitive with similar commercial buildings based on 
comparison to competing properties. 

Financial Feasibility 
The financial feasibility for a property is based on the amount of rent that can be generated, less 
operating expenses required to generate that income; if a residual amount exists then the land 
is being put to a productive use.   

As will be indicated in the income capitalization approach, the subject is capable of producing a 
break-even to positive net cash flow and continued utilization of the improvements for 
commercial purposes is considered financially feasible. 

Maximum Productivity 
The maximally productive use of the subject as improved should conform to neighborhood 
trends and be consistent with existing land uses.  Although several uses may generate sufficient 
revenue to satisfy the required rate of return on investment and provide a return on the land, the 
single use that produces the highest price or value is typically the highest and best use.  
However, the recipient of the property’s productivity greatly determines what actual use 
maximizes profitability. There are no apparent alternative uses of the existing improvements that 
would produce a higher net income and/or value over time than the current commercial use. 

CONCLUSION: HIGHEST AND BEST USE AS IMPROVED 
Based on the foregoing, the highest and best use of the property as improved is consistent with 
the existing use, as a multi-tenant, retail building.   
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APPRAISAL METHODOLOGY 

The valuation of real estate may use a combination of three basic approaches to value:  the cost 
approach, the sales comparison approach, and the income approach.  In appraisal practice, an 
approach to value is included or omitted based on its applicability to the property type being 
valued and the quality and quantity of information available. 

COST APPROACH 

The cost approach is based upon the proposition the informed purchaser would pay no more for 
the subject than the cost to produce a substitute property with equivalent utility.  This approach 
is particularly applicable when the property being appraised involves relatively new 
improvements which represent the highest and best use of the land or when relatively unique or 
specialized improvements are located on the site and for which there exist few sales or leases 
of comparable properties.  The subject improvements consist of a 100-year-old+ (actual age), 
multi-tenant commercial building.  

The cost approach considers the current cost of reproducing a property, minus depreciation in 
the property.  Most properties require a deduction for depreciation resulting from a combination 
of physical deterioration, and functional and external obsolescence. The value indication for the 
property is then estimated by adding the estimated site value as vacant and the depreciated 
reproduction or replacement cost new of the improvements. This approach is useful when the 
subject property represents the highest and best use of the land, and the amount of 
depreciation is measurable from the market. The cost approach is limited by difficulties in 
accurately estimating the amount of depreciation, as well as the remaining economic life of 
existing improvements. The cost approach was excluded in the analysis due to the lack of 
meaningful vacant commercial land sales. 

SALES COMPARISON APPROACH 

The sales comparison approach utilizes sales of comparable properties, adjusted for 
differences, to indicate a value for the subject. Valuation is typically accomplished using 
physical units of comparison such as price per square foot, price per unit, price per room, etc., 
or economic units of comparison such as gross rent multiplier. Adjustments are applied to the 
physical units of comparison derived from the comparable sales. The unit of comparison chosen 
for the subject is then used to yield a total value.  Economic units of comparison are not 
adjusted, but rather analyzed as to relevant differences, with the final estimate derived based on 
the general comparisons. 
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INCOME CAPITALIZATION APPROACH 

The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach assumes that value is created by the expectation of benefits to be derived in the 
future.  Specifically estimated is the amount an investor would be willing to pay to receive an 
income stream plus reversion value from a property over a period of time. The two common 
valuation techniques associated with the income capitalization approach are direct capitalization 
and the discounted cash flow (DCF) analysis. I have elected to use the direct capitalization 
method as the most straightforward and most appropriate for this analysis.  

METHODOLOGY APPLICABLE TO THE SUBJECT 

In valuing the subject property, I elected to use the sales comparison and income approaches to 
value to estimate the value of the entire property as improved. 
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SALES COMPARISON APPROACH 

The sales comparison approach is based on the principle that the value of the subject property 
is governed by prices usually obtained for other similar properties.  This approach, therefore, 
utilizes a process of comparing market data; that is, comparing prices actually paid, as well as 
prices asked and/or offers made for similar type properties.  It should be noted, however, that an  
item of market data is not offered as independent evidence of value but rather as only some of 
the transactions that have been considered in arriving at a value for the subject property by the 
sales comparison approach.   

The reliability of the conclusions reached by this method of valuation is related solely to the 
degree of similarity between the property being appraised and the property with which it is being 
compared. Therefore, since no two properties are ever identical and before the action of buyers 
and sellers can be correctly analyzed and transformed into an indication of value, it is imperative 
that the subject and comparable properties be reduced to an easily recognizable common unit 
of comparison. Usually, once the unit of comparison is established, it is then adjusted to reflect 
those differences between the subject and the comparable property that affect value.  I have 
selected the price per square foot of gross building area, land included on an overall basis, as 
the unit of comparison.  This is the unit of comparison most commonly used by buyers and 
sellers when dealing with commercial space in the subject’s market area. 

My research included interviews with developers and appraisers, a review of public record 
documents, on-site inspections, information contained in my work files, and interviews with 
participants to the sale transactions.   

I have examined and verified five sales to compare to the subject property.  These sales were 
selected because of their arm’s-length relationship between the buyers and sellers, their 
location, size, condition, and general physical characteristics similar to the subject property.   

A detailed description and photograph of each transaction and a map of the improved sales are 
included in the following pages. 
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Improved Sale No.1  
 

 
 
Location:                                                  124 S. 4th Street 
                                           DeKalb, Illinois 
  
Date of Sale:                                                   July 2022 
 
Sale Price:                                    $110,000 
 
Net Rentable Area (Square Feet):                                           3,000 
 
Unit Sale Price (Per Gross Square Foot):                                              $36.67 
 
Site Size (Square Feet):                                 3,062 
 
Zoning:                                    CBD 
         
Parcel Number:                                                           08-23-301-005 
 
Seller:                                           PMY Properties LLC 
 
Buyer:                                                                         Christopher & Nina May 
Comments:   
This property was originally constructed in the 1950’s, is of masonry and glass construction and 
can accommodate one tenant. The site is comprised of 0.07 acres and the building has +/- 
3,000 SF of rentable building area and a 1:1 land-to-building ratio. The building is to be used as 
a tattoo parlor.  This sale was recorded as document number 0823301005. 
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Improved Sale No.2  
 

 
 
Location:                                       260 E. Lincoln Highway 
                                          DeKalb, Illinois 
  
Date of Sale:                                                March 2020 
 
Sale Price:                                    $560,000 
 
Net Rentable Area (Square Feet):                                         13,700 
 
Unit Sale Price (Per Gross Square Foot):                                              $40.88 
 
Site Size (Square Feet):                               16,117 
 
Zoning:                                    CBD 
         
Parcel Number:                                                           08-23-163-011 
  
Seller:                                             Witmer Melvin P Sr 
 
Buyer:                                                                                               Gullie LLC 
Comments:   
This single-tenant, two-story, class B property was originally constructed in 1937 and is of 
masonry, concrete and glass construction. The building is approximately 13,700 SF in size and 
is situated on a 16,117 SF site.  There is a large banquet room on the second story and the 
property includes a basement as well. New renovations include a new roof, HVAC mechanicals, 
4,000 lb elevator, sprinklers, 3 phase electrical, and security in 2016 and 2017. This sale 
included some FF&E including seating, chairs, and kitchen equipment. This sale was recorded 
as document number 2020004159. 
 



128-140 S. 2ND STREET, DEKALB, IL SALES COMPARISON APPROACH 

 42                             APPRAISAL SYSTEMS LLC 
 

 
 
 
Improved Sale No.3  
 

 
 
Location:                                       240 E. Lincoln Highway 
                                         DeKalb, Illinois 
  
Date of Sale:                                                  June 2022 
 
Sale Price:                                    $285,000 
 
Net Rentable Area (Square Feet):                                           6,000 
 
Unit Sale Price (Per Gross Square Foot):                                              $47.50 
 
Site Size (Square Feet):                                 5,663 
 
Zoning:                                    CBD 
         
Parcel Number:                                                           08-23-163-007 
 
Seller:                               240 E. Lincoln Highway LLC 
 
Buyer:                                                                 El Jimador Mexican Grill LLC 
Comments:   

This property was originally constructed in 1890. The building is two stories with two leased 
apartments on the 2nd floor. The site is comprised of 5,663 SF with 5 parking spaces and rear 
access. The sale included some FF&E from the restaurant including seating, tables and some 
kitchen equipment.  The original asking price was $340,000. This sale was recorded as 
document number 2022006406. 
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Improved Sale No.4 
 

 
   
Location:                                                      137 E. Lincoln Highway 
                                          DeKalb, Illinois 
  
Date of Sale:                                                   July 2021 
 
Sale Price:                                    $185,000 
 
Net Rentable  Area (Square Feet):                                                 4,112 
 
Unit Sale Price (Per Gross Square Foot):                                              $45.00 
 
Site Size (Square Feet):                                 2,613 
 
Zoning:                                    CBD 
         
Parcel Number:                                                           08-23-158-024  
 
Seller:                                                        Chief Properties LLC 
 
Buyer:                                                                          Aurora Music Company 
 
Comments:   

This property consists of a single-tenant, masonry and glass constructed commercial/residential 
building that was built in 1922 and has recently been renovated. The first floor consists of 
approximately 2,100 SF and there are two apartments on the second floor and there is a 
basement. This sale was recorded as document # 2021009846. 
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Improved Sale No.5 
 

 
 

Location:                                     1810 E. Lincoln Highway 
                     DeKalb, Illinois 
  
Date of Sale:                                        September 2018 
 
Sale Price:                                                                        $102,500 
 
Net Rentable Area (Square Feet):                     5,700 
 
Unit Sale Price (Per Square Foot):                                         $17.98                                   
 
Site Size (Square Feet):                                                    20,909 
 
Zoning:                                    CBD 
         
Parcel Number:                                                                                                        08-24-354-019 
 
Buyer:                                          Balli Beatriz Trust 102 
 
Seller:                                                                                        Ricardo Franco 
Comments: 
This sale consists of two single-tenant, masonry and metal-clad constructed free-standing 
commercial buildings, built in 1947. The buildings total 5,700 SF in size. The document number 
for this sale is 2018009718. 
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MAP OF IMPROVED SALES 

  

Summary of Improved Sales 
Sale 
No. 

Location Sale Date Year 
Built/ 

Renov. 

Size NRA 
(SF) 

Land-to-
Bldg. Ratio 

 Sale Price  Sale 
Price Per 

SF 
 
1 

 
124 S. 4th Street 
DeKalb, IL 

 
July 2022 

 
1955 

 
3,000 

 
1:1 

 
$110,000 

 
$36.67 

 
2 

 
260 E. Lincoln Highway 
DeKalb, IL 

 
March 2020 

 
1937/ 
2017 

 
13,700 

 
1.18:1 

 
$560,000 

 
$40.88 

 
3 

 
240 E. Lincoln Highway 
DeKalb, IL 

 
June 2022 

 
1890/ 
2022 

 
6,000 

 
1.05:1 

 
$285,000 

 
$47.50 

 
4 
 
 

 
137 E. Lincoln Highway 
DeKalb, IL 

 
July 2021 

 
1922/ 
2022  

 
4,112 

 
0.64:1 

 
$185,000 

 
$45.00 

 
5 

 
1810 E. Lincoln Highway 
DeKalb, IL 

 
September 

2018 

 
1947 

 

 
5,700 

 
 

 
3.67:1 

 
$102,500 

 
 

 
$17.98 

 
 

 Subject Property 
128-140 S. 2nd Street 
DeKalb, IL 

 
- 

 
1890 

 
18,500 

 
0.65:1 

 
- 

 
- 

 
Source: APPRAISAL SYSTEMS LLC 

      

Subject 
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My analysis includes five improved sales. Analysis of the improved sales indicates an 
unadjusted range between $17.98 and $47.50 per square foot of gross building area.  The sales 
vary in size, age, condition, and overall market appeal. In analyzing the comparable data and 
relating it to the subject, we have also tried to consider the dynamics of each sale, the 
announced intentions of the buyers and any detail that may have skewed the sale price in any 
given direction. Adjustments are made to the comparable sales for various factors to reflect the 
most likely sale price attributable to the subject property.  

The adjustment process is typically applied through either quantitative or qualitative analysis, or 
a combination of the two.  Quantitative adjustments are often developed as dollar or percentage 
amounts and are most credible when there is sufficient data to perform a paired sales or 
statistical analysis.   

Qualitative adjustments are developed through relative comparisons (e.g., superior, inferior, 
etc.) and are often a realistic way to reflect the thought process of market participants when only 
limited data is available. 

These sales represent the most comparable sales to have occurred in the subject’s market area 
nearest to the effective date of value. Each of the cited sales has been given careful 
consideration, as they are generally reflective of the subject’s inherent physical, functional, and 
economic characteristics. An indication of value for the subject is obtained by adjusting the price 
of the comparable sales for any differences that influence value. For example, if the comparable 
sale is found to be inferior, a positive, or upward, adjustment is made; if the comparable sale is 
superior, a downward or negative adjustment is made. 

I have considered the size of the subject in relation to the cited comparables.  Any adjustment 
relative to size is based on the premise that smaller structures typically tend to sell for higher 
unit prices than do larger structures (with all other factors being equal) and would require 
downward adjustment; an upward adjustment would be warranted if the inverse was true (i.e., 
larger structures as compared to smaller structures). 

The first four basic elements of comparison for the comparable sales involve analysis of real 
property rights conveyed, financing terms, conditions of sale, and market conditions.  

Property Rights Conveyed:  Sales 2 and 4 involved the transfer of the partial leased fee 
interests. The leases were only for a portion of the buildings and appear to be at market level 
rents. No adjustments were warranted for property rights conveyed.   

Financing and Conditions of Sale:  No unusual financing conditions appear to have influenced 
the selling prices, and each of the sales is believed to be an arm’s-length transaction.   

Market Conditions:  Market condition adjustments have historically been referred to as time 
adjustments, however, values do not change owing to the passage of time; they vary along with 
changing market conditions. In periods of instability, adjustments for market conditions can 
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increase or decrease. In periods of stability, the passage of time may have a predictable affect 
on prices. 

The global outbreak of a “novel coronavirus” known as Covid 19 was officially declared a 
pandemic by the WHO (World Health Organization) on March 11, 2020. Subsequently, the 
United States of America identified Covid 19 as a national health pandemic. 

Directly related to the pandemic financial markets and global economies have experienced 
significant volatility and turmoil. Unemployment rates have risen, and the US economy has 
suffered significant negative results. 

Readers and users of the report are cautioned and reminded that the conclusions presented in 
this appraisal report apply only as of the effective date(s) indicated. I, the appraiser, make no 

representations regarding effects caused by the pandemic or other related incidents on the 
subject property after the effective date of the appraisal. 

There exists insufficient data in the marketplace to determine the impact of these rapid changes 
on the real estate market. While the most current data is being used, a large portion of the 
market data utilized in this report may have been created prior to measures implemented by the 
Federal Reserve and response by consumers. 

The sales occurred between January 2018 and January 2020, under similar market conditions. 
Any further adjustments for remaining differences between the comparable sales and the 
subject are summarized in the following paragraphs. 

Improved Sale 1:  (124 S. 4th Street, DeKalb, Illinois) 

Improved Sale 1 sold in June 2022 for $110,000, or $36.67 PSF. This property is similar in age 
to the subject. Downward adjustments are warranted for the sales slightly smaller size and 
superior configuration compared to the subject.  

Improved Sale 2:  (260 Lincoln Hwy, DeKalb, Illinois) 

Improved Sale 2 sold in March 2020 for $560,000 or $44.88 PSF. A downward adjustment is 
warranted for the sale’s smaller size and Lincoln Avenue location compared to the subject.  

Improved Sale 3:  (240 E Lincoln Hwy, DeKalb, Illinois) 

Improved Sale 3 sold in June 2022 for $285,000 or $47.50 PSF. This property is smaller than 
the subject property warranting a downward adjustment for size and better Lincoln Hwy location.  
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Improved Sale 4:  (137 E Lincoln Hwy, DeKalb, Illinois) 

Improved Sale 4 sold in July 2021 for $185,000, or $45 per square foot of gross building area. 
The property warrants upward adjustments for its overall configuration and better commercial 
location compared to the subject property.  

Improved Sale 5:  (1810 E Lincoln Hwy, DeKalb, Illinois) 

Improved Sale 5 was purchased in September 2018 for $102,500 or $17.98 per square foot. 
The sale warrants downward adjustments for its significantly smaller size and superior land to 
building ratio compared to the subject. It is located on the outskirts of town at the beginning of 
the Lincoln Hwy commercial district. 

SUMMARY OF ADJUSTMENTS 
The following table lists the five comparable sales that are similar to the subject in many 
respects except as shown. Qualitative comparisons have been made to the sales where 
appropriate.  

Comparable # 1 2 3 4 5 

Transaction 
Type 

Sale Sale Sale Sale Sale 

Transaction 
Date 

July 2022 March 2022 June 2022 July 2021 September 
2018 

Year Built 1955 1937-2017 1890-2022 1922-2022 1947 
Sale Price $110,000 $560,000 $285,000 $185,000 $102,500 

NRA 3,000 13,700 6,000 4,112 5,700 

Price Per SF 
GBA 

$38.67 $40.88 $40.74 $44.99 $17.98 

Real Property 
Rights 
Conveyed 
(Leased Fee) 
Financing 
Terms 
Conditions of 
Sale 

Similar (=) 
 
 
 

Similar (=) 
 

Similar (=) 

Similar (=) 
 
 
 

Similar (=) 
 

Similar (=) 

Similar (=) 
 
 
 

Similar (=) 
 

Similar (=) 

Similar (=) 
 
 
 

Similar (=) 
 

Similar (=) 

Similar (=) 
 
 
 

Similar (=) 
 

Similar (=) 
 

Market 
Conditions 

Similar (=) Similar (=) Similar (=) Similar (=) Similar (=) 
 

Subtotal $38.67 (=) $40.88(=) $40.74 (=) $44.99 (=) $17.98(=) 

Age/Quality Superior (-) Similar (=) Similar (=) Similar (=) Similar (=) 
Condition  Superior (-) Similar (=) Superior (-) Superior (-) Similar (=) 

Location Similar (=) Superior (-) Superior (-) Superior (-) Superior (-) 
Size Smaller (-) Smaller (-) Smaller (-) Superior (-) Smaller (-) 
Configuration Superior (-) Similar (=) Superior (-) Superior (-) Superior (-)  
LTB Ratio Superior (-) Superior (-) Inferior (+) Superior (-) Superior (-) 

Total Other 
Adjustments 

Downward Downward Downward Downward Downward  

Indicated 
Value PSF 

$27.00  
(-30%) 

 $35.00 
(-15%) 

$35.00 
 (-20%) 

$34.00  
(-25%) 

$14.00 
(-20%) 
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CONCLUSION 
The preceding table presents the estimated value range for the subject as indicated by the sales 
comparison approach. The prevailing rental market, occupancy and investment parameters for 
buyers and sellers of properties were also taken into consideration as of the date of appraisal.   

The improved sales range in adjusted unit price between $14.00 and $35.00 per square foot of 
gross building area.  Knowledgeable local brokers report each sale transaction stands alone 
based upon quality and age of the improvements, condition, and occupancy with the rent cash 
flow and credit worthiness of the tenants being the incentive for investors to purchase the 
property if sold as an investment. 

Based upon my research and analysis of pertinent market data, I have reconciled the unit value 
for the subject to $20.00 per square foot of first floor building area ($20 x 10,000 SF = 
$200,000).  The second floor used mainly for inactive storage is valued at $5 PSF ($5 PSF x 
8,500 SF = $42,500). Applying the unit values to the subject’s 18,500 square feet results in a 
value indication by the sales comparison approach of $242,500, or $243,000, rounded, as of 
April 28, 2023.  
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INCOME CAPITALIZATION APPROACH 

The income capitalization approach is based on the principle that the value of a property is 
indicated by the return to the property, or what is also known as the present worth of future 
benefits. The future benefits of income-producing properties, such as office buildings, is net 
income before debt service and depreciation, derived by a projection of income and expenses, 
along with any expected reversionary proceeds from a sale. 

The income capitalization approach consists of two methods, direct capitalization and yield 
capitalization, which can be selected for analysis. 

Direct capitalization is a method used to convert an estimate of a single year's income 
expectancy into an indication of value in one direct step, either by dividing the income estimate 
by an appropriate rate or by multiplying the income estimate by an appropriate factor.  Direct 
capitalization employs capitalization rates and multipliers extracted from market transactions or 
investor surveys. Only the first year's income is considered. Yield and value change are implied, 
but not identified.3 

Yield capitalization is defined as a method used to convert future benefits into present value by 
discounting each future benefit at an appropriate yield rate or by developing an overall rate that 
explicitly reflects the investment's income pattern, value change, and yield rate.4  A discounted 
cash flow analysis is generally used for yield capitalization.  A discounted cash flow analysis is 
the application of a discount rate to a set of projected income streams and an anticipated 
reversion.  The analyst specifies the quantity, variability, timing, and duration of the income 
stream, as well as the quality and timing of the reversion and discounts each to its present value 
at a specified yield rate. 

In either case, the application of these processes involves a definite sequence of analytical 
operations that are interdependent.  Several steps are involved in estimating a net income: 

• A potential gross annual income (PGI) at 100 percent occupancy is estimated by either 
consideration of contract rent, if applicable, or a market derived rent based on an 
analysis of similar properties. 

• An effective gross income (EGI) is estimated after an allowance for a vacancy and 
collection loss is derived from the market. 

• A net operating income (NOI) is estimated after deducting operating expenses incurred 
by ownership from the EGI.   

The result is an estimate of stabilized income. Either a 1-year stabilized income or a series of 
annual incomes is then capitalized into an indication of value.  

 

3 The Dictionary of Real Estate Appraisal.  Sixth Edition, (Chicago:  Appraisal Institute, 2015) W-Z. 

4 The Dictionary of Real Estate Appraisal.  Sixth Edition, (Chicago:  Appraisal Institute, 2015) W-Z. 
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In this analysis, I have analyzed the subject property based on direct capitalization of a one-year 
stabilized net income estimate as of April 28, 2023. 

The subject property is a multi-tenant commercial building containing 18,500 square feet of net 
rentable area of which, 10,000 SF is retail space, 8,500 SF is second level storage space. The 
second level space has no elevator and is not at street level. It would not command as much 
rent as first floor retail/commercial space. The improvements were completed in 1890. A portion 
of the retail space was renovated in the past ten years and the overall building is rated to be in 
below average condition as of the date of my inspection.  The subject property was leased to 
one tenant as of the date of valuation and the time of inspection.  

I was not privileged to the actual leases in place. I have used market level leases in the 
subject’s neighborhood. As indicated in the following market rent analysis, the subject’s market 
area indicates a range between $6.00 PSF and $10.00 per square foot on a triple net basis for 
competitive space. Triple net leases averaged $8.34 PSF for modern space. 

The commercial investor will employ the income approach to estimate the earning capacity of 
the property given the property’s size, condition and position in the market. In arriving at a 
projected stabilized market rent for the subject, I reviewed the current occupancy levels, 
vacancy rates and market rents for properties like the subject.  

ESTIMATE OF MARKET RENT 

An analysis of competing rental properties within the subject’s market was performed to 
estimate an appropriate market rent for the subject property.  My analysis included discussions 
with informed leasing brokers, a review of lease information retained in my work files of 
competitive commercial buildings in the subject’s DeKalb commercial submarket, plus a rental 
survey made through CoStar of thirteen commercial spaces offering alternate space for likely 
tenants that might occupy the subject.  The buildings range in size between 1,000 and 27,000 
square feet and are located within a five-mile radius of the subject. These buildings included 
both free standing and strip retail units and comprised a total gross leasable area of 109,239 
SF, of which, approximately 49,401 SF, or 45.2% is vacant and available. The rental activity in 
the subject’s retail market suggests a weakening of demand for the existing space with little new 
construction apparent. I have included one-page write-ups from CoStar for each rental 
comparable in the addenda of this appraisal. The map on the following page shows the location 
of the comparable rentals in comparison to the subject. 
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Map of Comparable Rentals 

  
I have presented the various quoted rents by payment types which include Triple Net, Modified 
Gross and Full Service Gross rent. A typical net lease agreement requires that the lessee 
(tenant) pays all or a pro rata share of operating expenses attributed to ownership of the 
property including utilities, all or a pro rata portion of real estate taxes, property insurance, and 
maintenance. 

Under the terms of a gross modified lease, a tenant pays some, but not all, of the operating 
costs including a pro-rata share of real estate taxes. Utilities and interior cleaning services are 
common tenant-paid costs under a gross modified lease. The tenant either pays the designated 
operating costs directly or pays the landlord the actual or estimated costs. The landlord typically 
pays for management, building insurance, real estate taxes, operating expenses and reserves. 

The following Face Rent chart summarizes the comparable rental information used in my 
analysis for the rental properties utilized in this analysis that are of similar quality and locational 
characteristics of the subject. For the reader’s convenience, I have summarized the results of 
the analyses in the following charts. 

 

Subject 
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As indicated in the preceding table, the cited rental data for the subject’s commercial market 
indicates a range of $6.00 PSF to $10.00 per square foot asking on a triple net basis for 
competitive retail space.  

The range in rental rates is due to numerous factors which include, but are not limited to, 
condition of space, lease terms, location, building amenities, etc.  The reader is reminded that 
these are asking rents and as such, are subject to negotiation that suggests further decline in 
the final effective unit rent. 

Having reviewed the survey of the market lease information provided by CoStar for the DeKalb 
retail market, I estimate a net rent of $4.00 PSF as being appropriate and valid for the retail 
rents for properties similar to the subject. I have estimated a net rent of $0.50 PSF for the 
second story storage area.  Applying this estimated market rent to the subjects 10,000 SF of 
finished retail space and 8,500 SF of second level storage area, results in a potential net annual 
income of $44,250. 

VACANCY AND COLLECTION LOSS  

The reported vacancy for the rental comparables analyzed in the DeKalb retail market as of 
April 28, 2023 was 45.2%. The actual vacancy in the subject was approximately 75%. It is my 
opinion that the subject’s quality of construction, location and age would yield a stabilized 
vacancy and collection loss allowance of 30.0%. The indicated vacancy and collection loss 
allowance amount is $13,300 (rounded).  Therefore, the effective net income for the subject is 
$30,975. 

OPERATING EXPENSE ANALYSIS 

Leases in the subject’s market area are typically based on net terms and the expenses are 
typically paid by the tenant. However, the landlord is responsible for the management of the 
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investment, insurance and general structural repairs. Operating expenses for the subject 
property are estimated below. 

Management 

Management fees vary with the type, size, and complexity of the property being managed. The 
market level fee for a building like the subject is typically 5.0% of the collected effective net 
income on an annual basis, which is equivalent to $1,500, rounded. 

Insurance 

Property insurance expenses include fire and extended coverage and owner’s liability coverage. 
The average charge for a property like the subject is $0.20 per square foot of gross building 
area. This amount is equivalent to $3,700, rounded. 

 

Reserves 

Reserves are usually calculated based on estimated replacement costs for short-lived building 
items including roof covering, painting, clean-up, and general maintenance repairs.  

I have estimated an allowance of $0.25 per square foot per square foot of gross building area, 
which is equivalent to $4,600, rounded.   

 

Net Operating Income Conclusion 

The stabilized income and expenses are summarized below. 

 STABILIZED INCOME AND EXPENSES 
 
Potential Net Income 

   $/SF/Yr    Total       

Retail Building Area    10,000 square feet 
Storage/Second Level  8,500 square feet 
 
Less: Vacancy and Collection Loss  

 
 
 
30.0% 

 $4.00 
$0.50 

$40,000 
$4,250 

 
($13,300) 

Effective Net Income 
 
Less: Expenses 
Management (5.0% ENI) 
Insurance ($0.20 PSF) 
Reserves ($0.25 PSF) 

                 $1.67 
 
 

$30,950 
 

                                       
($1,500) 
($3,700)               
($4,600) 

Total Operating Expenses   $0.53  ($9,800) 
     
Net Operating Income   $1.14  $21,150  
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FINANCIAL ASSUMPTIONS 

Interest Rate Analysis 

Rate selection requires that an appraiser verify and interpret the attitude and expectations of 
market participants (buyers, sellers, advisors, and brokers, among others).  In selecting yield 
rates at which cash flows are to be discounted, an emphasis is placed on the prospective or 
forecast yield rates anticipated by typical buyers and sellers.  This rate is influenced by many 
factors, including the degree of apparent risk, market attitudes toward future inflation, the 
prospective rates of return for alternative investments, the rates of return earned by comparable 
properties in the past, the supply and demand of mortgage funds, and the availability of tax 
shelters. 

Real estate returns have historically been compared to alternate investments such as Bonds, 
Certificates of Deposit, Treasury Bills, Commercial Paper, Money Market Funds, etc.  When 
appraising a specific property, such a detailed comparison is considered beyond the scope of 
the assignment since asset class choices may involve more factors than just a comparison of 
returns. 

The following chart displays alternate bond investments and corresponding yield rates. This 
asset class has been selected based on holding period criteria. Specific conclusions are not 
derived, with data intended to provide a frame of reference. 
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                   Source:  Korpacz National Economic & Market Indicators, published by the Appraisal Institute 

The money markets as of February 2023 announced interest rates of 4.72% for 3-month 
Treasury Bills and 3.93% for 30-year bonds. These investments are almost risk free and require 
no management.  Properties like the subject are management intensive and have a higher level 
of risk, thus commanding a greater return on investment.   

It is my opinion that an investor would expect at least 500 to 600 basis points above the safe 
rates offered by the CD’s or bonds.  The safe rate loaded for the risk inherent in the ownership 
of the subject property would range between 9.00% and 11.00%. 
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CONCLUSION OF INCOME CAPITALIZATION APPROACH 

The estimated net operating income of $21,150 divided by the market level capitalization rate of 
9.0% indicates a value for the subject property of $235,000 (rounded).  

The estimated market value of the fee simple interest in the subject property as of                        
April 28, 2023, by the income capitalization approach is $235,000. 
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RECONCILIATION OF VALUE 
Reconciliation is the final step in the valuation process in which two or more value indications 
derived from market data are resolved into a final value opinion.   

The final value opinion does not simply represent the average of the different value indications 
derived.  No mechanical formula is used to select one indication over the others, rather, final 
reconciliation relies on the proper indication of appraisal techniques, and the appraiser’s 
judgment and experience.  In this instance, the subject property was analyzed using the sales 
comparison and income capitalization approaches to value. The value indications from the 
approaches to value are summarized as follows: 

SUMMARY OF VALUE CONCLUSIONS 
Sales Comparison Approach $243,000 
Income Capitalization Approach $235,000  
Reconciled Value $243,000  
Source:  APPRAISAL SYSTEMS LLC  

  

The sales comparison approach captures the attitudes of the market for real estate in a given 
area. In the sales comparison approach, the value is indicated by comparing the subject 
property to comparable properties that have sold and adjusting for the differences between the 
subject and sale properties. In view of all facts analyzed in each sale, and comparisons made to 
the subject property, appropriate emphasis was placed upon this approach in reconciling an 
overall value for the subject. Therefore, the sales comparison approach lends itself to an 
interpretation of what buyers and sellers expect for this type of property on an individual basis.  

The income capitalization approach to value is an application that indicates the value of the 
property based upon the income generated by the land and improvements.  This approach is a 
comparison of investments with other competitive investments in the open marketplace. In my 
opinion, an investor may purchase this property based on its anticipated future benefits of its 
potential economic value and would expect to achieve an effective market rent for the area as 
indicated by the income capitalization approach.   

In valuing the subject property, each approach lent some degree of influence in arriving at a 
final opinion of value. Based upon my analysis, the market value of the fee simple interest in the 
subject property as of April 28, 2023 is as follows: 

MARKET VALUE CONCLUSION  
Interest Appraised Date of Value Value Conclusion 

Fee Simple April 28, 2023 $243,000 
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to total 
that would adversely affect marketability or value. Appraisal Systems LLC is not aware of any title defects nor 
has it been advised of any unless such is specifically noted in the report.  Appraisal Systems LLC, however, has 
not examined title and makes no representations relative to the condition thereof.  Documents dealing with liens, 
encumbrances, easements, deed restrictions, clouds and other conditions that may affect the quality of title have 
not been reviewed.  Insurance against financial loss resulting in claims that may arise out of defects in the 
subject property’s title should be sought from a qualified title company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on 
the property or properties being appraised are structurally sound, seismically safe and code conforming; that all 
building systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major 
deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion 
by the elements; that the property or properties have been engineered in such a manner that the improvements, 
as currently constituted, conform to all applicable local, state, and federal building codes and ordinances.  
Appraisal Systems LLC professionals are not engineers and are not competent to judge matters of an 
engineering nature.  Appraisal Systems LLC has not retained independent structural, mechanical, electrical, or 
civil engineers in connection with this appraisal and, therefore, makes no representations relative to the condition 
of improvements.  Unless otherwise specifically noted in the body of the report: no problems were brought to the 
attention of Appraisal Systems LLC by ownership or management; Appraisal Systems LLC inspected less than 
100% of the entire interior and exterior portions of the improvements; and Appraisal Systems LLC was not 
furnished any engineering studies by the owners or by the party requesting this appraisal.  If questions in these 
areas are critical to the decision process of the reader, the advice of competent engineering consultants should 
be obtained and relied upon.  It is specifically assumed that any knowledgeable and prudent purchaser would, as 
a precondition to closing a sale, obtain a satisfactory engineering report relative to the structural integrity of the 
property and the integrity of building systems.  Structural problems and/or building system problems may not be 
visually detectable.  If engineering consultants retained should report negative factors of a material nature, or if 
such are later discovered, relative to the condition of improvements, such information could have a substantial 
negative impact on the conclusions reported in this appraisal.  Accordingly, if negative findings are reported by 
engineering consultants, Appraisal Systems LLC reserves the right to amend the appraisal conclusions reported 
herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on 
the property was not observed by the appraisers.  Appraisal Systems LLC has no knowledge of the existence of 
such materials on or in the property.  Appraisal Systems LLC, however, is not qualified to detect such 
substances.  The presence of substances such as asbestos, urea formaldehyde foam insulation, contaminated 
groundwater or other potentially hazardous materials may affect the value of the property.  The value estimate is 
predicated on the assumption that there is no such material on or in the property that would cause a loss in 
value.  No responsibility is assumed for any such conditions, or for any expertise or engineering knowledge 
required to discover them.  The client is urged to retain an expert in this field, if desired. 
We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally 
inspect conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically 
considered in the appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part 
of real property, have been disregarded with only real property being considered in the report unless otherwise 
stated.  Any existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, 
are assumed to be completed in a workmanlike manner according to standard practices based upon the 
information submitted to Appraisal Systems LLC.  This report may be subject to amendment upon re-inspection 
of the subject property subsequent to repairs, modifications, alterations and completed new construction.  Any 
estimate of Market Value is as of the date indicated; based upon the information, conditions and projected levels 
of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons 
designated by the client or owner to supply said data are accurate and correct unless otherwise specifically 
noted in the appraisal report.  Unless otherwise specifically noted in the appraisal report, Appraisal Systems LLC 
has no reason to believe that any of the data furnished contain any material error.  Information and data referred 
to in this paragraph include, without being limited to, numerical street addresses, lot and block numbers, 
Assessor’s Parcel Numbers, land dimensions, square footage area of the land, dimensions of the improvements, 
gross building areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, 
historical operating expenses, budgets, and related data.  Any material error in any of the above data could have 
a substantial impact on the conclusions reported.  Thus, Appraisal Systems LLC reserves the right to amend 
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conclusions reported if made aware of any such error.  Accordingly, the client-addressee should carefully review 
all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this 
report and should immediately notify Appraisal Systems LLC of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the 
Letter of Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the 
purchasing power of the American Dollar on that date.  This appraisal is based on market conditions existing as 
of the date of this appraisal.  Under the terms of the engagement, we will have no obligation to revise this report 
to reflect events or conditions which occur subsequent to the date of the appraisal.  However, Appraisal Systems 
LLC, will be available to discuss the necessity for revision resulting from changes in economic or market factors 
affecting the subject. 

7. Appraisal Systems LLC assumes no private deed restrictions, limiting the use of the subject property in any way. 
8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface 

rights of value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with 
extraction or exploration of such elements considered unless otherwise stated in this appraisal report.  Unless 
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred. 

9. Appraisal Systems LLC is not aware of any contemplated public initiatives, governmental development controls, 
or rent controls that would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with 
market fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, 
motivation, and conclusions surrounding the offering.  The value estimate(s) consider the productivity and 
relative attractiveness of the property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated 
on the information and assumptions contained within the report.  Any projections of income, expenses and 
economic conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current 
market expectations of future income and expenses.  The achievement of the financial projections will be 
affected by fluctuating economic conditions and is dependent upon other future occurrences that cannot be 
assured.  Actual results may vary from the projections considered herein.  Appraisal Systems LLC does not 
warrant these forecasts will occur.  Projections may be affected by circumstances beyond the current realm of 
knowledge or control of Appraisal Systems LLC. 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent 
any direct or indirect recommendation of Appraisal Systems LLC to buy, sell, or hold the properties at the value 
stated.  Such decisions involve substantial investment strategy questions and must be specifically addressed in 
consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning 
ordinances or regulations governing use, density, or shape are being considered.  The property is appraised 
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative 
authority from any local, state, nor national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise 
stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of Appraisal Systems 
LLC nor may this report or copies hereof be transmitted to third parties without said consent, which consent 
Appraisal Systems LLC reserves the right to deny.  Exempt from this restriction is duplication for the internal use 
of the client-addressee and/or transmission to attorneys, accountants, or advisors of the client-addressee.  Also 
exempt from this restriction is transmission of the report to any court, governmental authority, or regulatory 
agency having jurisdiction over the party/parties for whom this appraisal was prepared, provided that this report 
and/or its contents shall not be published, in whole or in part, in any public document without the express written 
consent of Appraisal Systems LLC which consent Appraisal Systems LLC reserves the right to deny.  Finally, this 
report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or 
to make a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 
1933, as amended.  Any third party, not covered by the exemptions herein, who may possess this report, is 
advised that they should rely on their own independently secured advice for any decision in connection with this 
property.  Appraisal Systems LLC shall have no accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title 
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been 
set forth in the report. 

16. The distribution of the total valuation in this report between land and improvements applies only under the 
existing program of utilization.  Component values for land and/or buildings are not intended to be used in 
conjunction with any other property or appraisal and are invalid if so used. 
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17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes 
only and are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically 
stated, data relative to size or area of the subject and comparable properties has been obtained from sources 
deemed accurate and reliable.  None of the exhibits are to be removed, reproduced, or used apart from this 
report. 

18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation 
or knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed 
presume that environmental and other governmental restrictions/conditions by applicable agencies have been 
met, including but not limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, 
hillside ordinances, density, allowable uses, building codes, permits, licenses, etc.  No survey, engineering study 
or architectural analysis has been made known to Appraisal Systems LLC unless otherwise stated within the 
body of this report.  If the Consultant has not been supplied with a termite inspection, survey or occupancy 
permit, no responsibility or representation is assumed or made for any costs associated with obtaining same or 
for any deficiencies discovered before or after they are obtained.  No representation or warranty is made 
concerning obtaining these items.  Appraisal Systems LLC assumes no responsibility for any costs or 
consequences arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal 
Flood Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and 
special assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in 
full, comprehend and thus become aware of the aforementioned contingencies and limiting conditions.  Neither 
the Appraiser nor Appraisal Systems LLC assumes responsibility for any situation arising out of the Client’s 
failure to become familiar with and understand the same.  The Client is advised to retain experts in areas that fall 
outside the scope of the real estate appraisal/consulting profession if so desired. 

20. Appraisal Systems LLC assumes that the subject property analyzed herein will be under prudent and competent 
management and ownership; neither inefficient or super-efficient. 

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

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed 
to be correct.  It is further assumed that no encroachments to the realty exist. 

23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion 
of possible readily achievable barrier removal construction items in this report, Appraisal Systems LLC has not 
made a specific compliance survey and analysis of this property to determine whether it is in conformance with 
the various detailed requirements of the ADA.  It is possible that a compliance survey of the property together 
with a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with 
one or more of the requirements of the ADA.  If so, this fact could have a negative effect on the value estimated 
herein.  Since Appraisal Systems LLC has no specific information relating to this issue, nor is Appraisal Systems 
LLC qualified to make such an assessment, the effect of any possible non-compliance with the requirements of 
the ADA was not considered in estimating the value of the subject property. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
proximately result in damage to Appraiser.  The Client shall indemnify and hold Appraiser harmless from any 
claims, expenses, judgments or other items or costs arising as a result of the Client’s failure or the failure of any 
of the Client’s agents to provide a complete copy of the appraisal report to any third party.  In the event of any 
litigation between the parties, the prevailing party to such litigation shall be entitled to recover from the other 
reasonable attorney fees and costs. 
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assessed value  Assessed value applies in ad 
valorem taxation and refers to the value of a 
property according to the tax rolls.  Assessed value 
may not conform to market value, but it is usually 
calculated in relation to a market value base. †  

cash equivalency  The procedure in which the sale 
prices of comparable properties sold with atypical 
financing are adjusted to reflect typical market 
terms. 

contract, coupon, face, or nominal rent  The 
nominal rent payment specified in the lease 
contract.  It does not reflect any offsets for free rent, 
unusual tenant improvement conditions, or other 
factors that may modify the effective rent payment. 

coupon rent   
See  Contract, Coupon, Face, or Nominal Rent 

effective rent  1) The rental rate net of financial 
concessions such as periods of no rent during a 
lease term; may be calculated on a discounted 
basis, reflecting the time value of money, or on a 
simple, straight-line basis. ‡  2) The economic rent 
paid by the lessee when normalized to account for 
financial concessions, such as escalation clauses, 
and other factors.  Contract, or normal, rents must 
be converted to effective rents to form a consistent 
basis of comparison between comparables. 

face rent 
See  Contract, Coupon, Face, or Nominal Rent 

fee simple estate  Absolute ownership 
unencumbered by any other interest or estate, 
subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, 
police power, and escheat. ‡ 

floor area ratio (FAR)  The relationship between the 
above-ground floor area of a building, as described 
by the building code, and the area of the plot on 
which it stands; in planning and zoning, often 
expressed as a decimal, e.g., a ratio of 2.0 indicates 
that the permissible floor area of a building is twice 
the total land area; also called building-to-land ratio. 
‡ 

full service lease  A lease in which rent covers all 
operating expenses.  Typically, full service leases 
are combined with an expense stop, the expense 
level covered by the contract lease payment.  
Increases in expenses above the expense stop level 
are passed through to the tenant and are known as 
expense pass-throughs. 

going concern value  Going concern value is the 
value of a proven property operation.  It includes the 
incremental value associated with the business 

concern, which is distinct from the value of the real 
estate only.  Going concern value includes an 
intangible enhancement of the value of an operating 
business enterprise which is produced by the 
assemblage of the land, building, labor, equipment, 
and marketing operation.  This process creates an 
economically viable business that is expected to 
continue.  Going concern value refers to the total 
value of a property, including both real property and 
intangible personal property attributed to the 
business value. † 

gross building area (GBA)  The sum of all areas at 
each floor as measured to the exterior walls. 

insurable value  Insurable Value is based on the 
replacement and/or reproduction cost of physical 
items that are subject to loss from hazards.  
Insurable value is that portion of the value of an 
asset or asset group that is acknowledged or 
recognized under the provisions of an applicable 
loss insurance policy.  This value is often controlled 
by state law and varies from state to state. † 

investment value  Investment value is the value of 
an investment to a particular investor based on his 
or her investment requirements.  In contrast to 
market value, investment value is value to an 
individual, not value in the marketplace.  Investment 
value reflects the subjective relationship between a 
particular investor and a given investment.  When 
measured in dollars, investment value is the price 
an investor would pay for an investment in light of its 
perceived capacity to satisfy his or her desires, 
needs, or investment goals.  To estimate investment 
value, specific investment criteria must be known.  
Criteria to evaluate a real estate investment are not 
necessarily set down by the individual investor; they 
may be established by an expert on real estate and 
its value, that is, an appraiser. † 

leased fee 
See leased fee estate 

leased fee estate  An ownership interest held by a 
landlord with the right 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.‡ 

leasehold 
See leasehold estate 

leasehold estate  The interest held by the lessee 
(the tenant or renter) through a lease conveying the 
rights of use and occupancy for a stated term under 
certain conditions.‡ 

load factor  The amount added to usable area to 
calculate the rentable area.  It is also referred to as 
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a “rentable add-on factor” which, according to 
BOMA, “is computed by dividing the difference 
between the usable square footage and rentable 
square footage by the amount of the usable area.  
Convert the figure into a percentage by multiplying 
by 100. 

market value “as if complete” on the appraisal 
date  Market value as if complete on the appraisal 
date is an estimate of the market value of a property 
with all construction, conversion, or rehabilitation 
hypothetically completed, or under other specified 
hypothetical conditions as of the date of the 
appraisal.  With regard to properties wherein 
anticipated market conditions indicate that stabilized 
occupancy is not likely as of the date of completion, 
this estimate of value should reflect the market 
value of the property as if complete and prepared 
for occupancy by tenants. 

market value “as is” on the appraisal date  Market 
value “as is” on the appraisal date is an estimate of 
the market value of a property in the condition 
observed upon inspection and as it physically and 
legally exists without hypothetical conditions, 
assumptions, or qualifications as of the date of 
appraisal. 

market value  Market value is one of the central 
concepts of the appraisal practice.   Market value is 
differentiated from other types of value in that it is 
created by the collective patterns of the market.  
Market value means 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:  1) A reasonable time is 
allowed for exposure in the open market;  2) Both 
parties are well informed or well advised, and acting 
in what they consider their own best interests;  3) 
Buyer and seller are typically motivated;  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 sales concessions 
granted by anyone associated with the sale.§ 

marketing period  The time it takes an interest in 
real property to sell on the market subsequent to the 
date of an appraisal. ‡ 

net lease  Lease in which all or some of the 
operating expenses are paid directly by the tenant.  
The landlord never takes possession of the expense 
payment.  In a Triple Net Lease all operating 

expenses are the responsibility of the tenant, 
including property taxes, insurance, interior 
maintenance, and other miscellaneous expenses.  
However, management fees and exterior 
maintenance are often the responsibility of the 
lessor in a triple net lease.  A modified net lease is 
one in which some expenses are paid separately by 
the tenant and some are included in the rent. 

net rentable area (NRA)  1) The area on which rent 
is computed.  2) The Rentable Area of a floor shall 
be computed by measuring to the inside finished 
surface of the dominant portion of the permanent 
outer building walls, excluding any major vertical 
penetrations of the floor.  No deductions shall be 
made for columns and projections necessary to the 
building.  Include space such as mechanical room, 
janitorial room, restrooms, and lobby of the floor. *  

nominal rent 
See  Contract, Coupon, Face, or Nominal Rent 

prospective future value “upon completion of 
construction”  Prospective future value “upon 
completion of construction” is the prospective value 
of a property on the future date that construction is 
completed, based upon market conditions forecast 
to exist, as of that completion date.  The value 
estimate at this stage is stated in current dollars 
unless otherwise indicated. 

prospective future value “upon reaching 
stabilized occupancy”  Prospective future value 
“upon reaching stabilized occupancy” is the 
prospective value of a property at a future point in 
time when all improvements have been physically 
constructed and the property has been leased to its 
optimum level of long-term occupancy.  The value 
estimate at this stage is stated in current dollars 
unless otherwise indicated. 

reasonable exposure time  The estimated length of 
time the property interest being appraised would 
have been offered on the market prior to the 
hypothetical consummation of a sale at market 
value on the effective date of the appraisal; a 
retrospective estimate based upon an analysis of 
past events assuming a competitive and open 
market. ††  

rent 
See  
full service lease 
net lease 
contract, coupon, face, or nominal rent 
effective rent 
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shell space  Space which has not had any interior 
finishing installed, including even basic 
improvements such as ceilings and interior walls, as 
well as partitions, floor coverings, wall coverings, 
etc.. 

Usable Area 1) The area actually used by individual 
tenants.  2) The Usable Area of an office building is 
computed by measuring to the finished surface of 
the office side of corridor and other permanent 
walls, to the center of partitions that separate the 
office from adjoining usable areas, and to the inside 
finished surface of the dominant portion of the 
permanent outer building walls.  Excludes areas 
such as mechanical rooms, janitorial room, 
restrooms, lobby, and any major vertical 
penetrations of a multi-tenant floor. * 

use value  Use value is a concept based on the 
productivity of an economic good.  Use value is the 
value a specific property has for a specific use.  Use 
value focuses on the value the real estate 
contributes to the enterprise of which it is a part, 
without regard to the property’s highest and best 
use or the monetary amount that might be realized 
upon its sale. † 

value appraised  During the real estate development 
process, a property typically progresses from a state 
of unimproved land to construction of improvements 
to stabilized occupancy.  In general, the market 
value associated with the property increases during 
these stages of development.  After reaching 
stabilized occupancy, ongoing forces affect the 
property during its life, including a physical wear and 
tear, changing market conditions, etc.  These 
factors continually influence the property’s market 
value at any given point in time.  
See also 
market value “as is” on the appraisal date 
market value “as if complete” on the appraisal date 
prospective future value “upon completion of 

construction” 
prospective future value “upon reaching stabilized 

occupancy”

 
† The Appraisal of Real Estate, Twelfth Edition, Appraisal 
Institute, 2001. 

‡ The Dictionary of Real Estate Appraisal, Fourth Edition, 
1993. 

§ The Office of the Comptroller of the Currency, 12 CFR Part 
34, Subpart C, 34.42(f), August 24, 1990.  This definition is 
compatible with the definition of market value contained in 
The Dictionary of Real Estate Appraisal, Third Edition, and 
the Uniform Standards of Professional Appraisal Practice 
adopted by the Appraisal Standards Board of The Appraisal 
Foundation, 1992 edition.  This definition is also compatible 
with the OTS, RTC, FDIC, NCUA, and the Board of 
Governors of the Federal Reserve System definition of 
market value. 

*2002 BOMA Experience Exchange Report, Income/Expense 
Analysis for Office Buildings (Building Owners and Managers 
Association, 1990) 

†† Statement on Appraisal Standard No. 6, Appraisal 
Standards Board of The Appraisal Foundation, 2003. 
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120 S 4th St
Dekalb, IL 60115 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Year Built: 1997

GLA: 1,500 SF

Floors: 1

Typical Floor: 1,500 SF

AVAILABILITY
Min Divisble: 1,500 SF
Max Contig: 1,500 SF
Total Available: 1,500 SF
Asking Rent: $10.00/NNN

SPACES

Floor Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st Retail Direct 1,500 1,500 1,500 $10.00/NNN Vacant Negotiable

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 9,029 on E Lincoln Hwy & S 4th St (2022)

9,029 on E Lincoln Hwy & N 6th St (2022)

TRANSPORTATION
Airport: 55 minute drive to Greater Rockford Airport

Walk Score ®: Very Walkable (89)

Transit Score ®: Some Transit (37)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.
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1620 Dekalb Ave - Barnaby Business Center
Sycamore, IL 60178 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Tenancy: Multiple

Year Built: 1970

GLA: 21,205 SF

Floors: 1

Typical Floor: 21,205 SF

AVAILABILITY
Min Divisble: 3,500 SF
Max Contig: 3,500 SF
Total Available: 3,500 SF
Asking Rent: $8.75/MG

EXPENSES
Taxes: $0.76 (2021)

SPACES

Floor Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st Industrial Direct 3,500 3,500 3,500 $8.75/MG 60 Days Negotiable

SALE
Last Sale: Sold on Jul 30, 2018

KEY TENANTS
Mariner Finance 3,500 SF New Covenant House of Prayer 1,800 SF

Seattle Sutton's Healthy Eating 500 SF

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 18,005 on Dekalb Ave & Kennicott Ct (2022)

19,383 on Dekalb Ave & Coltonville Rd (2022)

TRANSPORTATION
Airport: 53 minute drive to Greater Rockford Airport

Walk Score ®: Somewhat Walkable (53)

Transit Score ®: Minimal Transit (0)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.
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1626 Dekalb Ave - 1626 DeKalb Avenue - Sycamore
Sycamore, IL 60178 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Subtype: Storefront

Year Built: 1970

GLA: 21,250 SF

Floors: 1

Typical Floor: 21,250 SF

AVAILABILITY
Min Divisble: 943 SF
Max Contig: 943 SF
Total Available: 943 SF
Asking Rent: $8.75/MG

EXPENSES
Taxes: $0.76 (2021)

SPACES

Floor Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st Off/Ret Direct 943 943 943 $8.75/MG Vacant Negotiable

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 18,005 on Dekalb Ave & Kennicott Ct (2022)

19,383 on Dekalb Ave & Coltonville Rd (2022)

TRANSPORTATION
Parking: Ratio of 0.00/1,000 SF

Airport: 53 minute drive to Greater Rockford Airport

Walk Score ®: Somewhat Walkable (53)

Transit Score ®: Minimal Transit (0)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.
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124 E LINCOLN Ave
Hinckley, IL 60520 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Subtype: Storefront Retail/R…

Tenancy: Multiple

Year Built: 1920

GLA: 3,125 SF

Floors: 2

Typical Floor: 1,563 SF

AVAILABILITY
Min Divisble: 2,000 SF
Max Contig: 2,000 SF
Total Available: 2,000 SF
Asking Rent: $7.20/MG

EXPENSES
Taxes: $2.36 (2021)

SPACES

Floor Suite Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st 1 Retail Direct 2,000 2,000 2,000 $7.20/MG Vacant Negotiable

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 6,031 on E Lincoln Ave & Maple St (2022)

6,084 on W Lincoln Ave & Hwy 30 (2022)

Frontage: 21' on East Lincoln Avenue

TRANSPORTATION
Walk Score ®: Somewhat Walkable (50)

Transit Score ®: Minimal Transit (0)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.
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128 E Lincoln Hwy
Dekalb, IL 60115 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Subtype: Storefront Retail/O…

Tenancy: Multiple

Year Built: 1931

GLA: 7,056 SF

Floors: 2

Typical Floor: 3,528 SF

AVAILABILITY
Min Divisble: 1,500 SF
Max Contig: 3,000 SF
Total Available: 3,000 SF
Asking Rent: $10.00/MG

EXPENSES
Taxes: $1.12 (2021)

SPACES

Floor Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st Retail Direct 1,500 - 3,000 3,000 3,000 $10.00/MG Vacant 1 - 5 Yrs

SALE
Last Sale: Sold on Jul 6, 2022 for $480,000 ($68.03/SF)

AMENITIES

Air Conditioning

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 8,194 on E Lincoln Hwy & N 1st St (2022)

17,110 on W Lincoln Hwy & PkAve (2022)

Frontage: 31' on Lincoln Highway

TRANSPORTATION
Airport: 55 minute drive to Greater Rockford Airport

Walk Score ®: Very Walkable (86)

Transit Score ®: Some Transit (40)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.



Page 6

206 E Lincoln Hwy
Dekalb, IL 60115 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Tenancy: Single

Year Built: 1940

GLA: 7,700 SF

Floors: 1

Typical Floor: 7,700 SF

AVAILABILITY
Min Divisble: 5,200 SF
Max Contig: 5,200 SF
Total Available: 5,200 SF
Asking Rent: $9.00/NNN

EXPENSES
Taxes: $1.27 (2021)

SPACES

Floor Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st Retail Direct 5,200 5,200 5,200 $9.00/NNN 30 Days Negotiable

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 9,002 on E Lincoln Hwy & N 2nd St (2022)

12,635 on N 1st St & Palmer Ct (2022)

TRANSPORTATION
Airport: 55 minute drive to Greater Rockford Airport

Walk Score ®: Very Walkable (88)

Transit Score ®: Some Transit (38)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.
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901 Lucinda Ave
Dekalb, IL 60115 - Western East/West Corr Submarket

Lease Availability Report

BUILDING
Type: Retail

Tenancy: Multiple

Year Built: 1969

GLA: 53,883 SF

Floors: 2

Typical Floor: 26,942 SF

AVAILABILITY
Min Divisble: 1,400 SF
Max Contig: 13,065 SF
Total Available: 29,008 SF
Asking Rent: $$6.00 - $10.00/NNN

EXPENSES
Taxes: $1.67 (2021)

SPACES

Floor Suite Use Type SF Avail Flr Contig Bldg Contig Rent Occupancy Term

P 1st A Retail Direct 4,020 4,020 4,020 $6.00/NNN Vacant Negotiable

P 1st F Retail Direct 3,328 3,328 3,328 $7.00/NNN Vacant Negotiable

P 1st K Retail Direct 5,695 5,695 5,695 $8.00/NNN Vacant Negotiable

P 1st L Retail Direct 13,065 13,065 13,065 $8.00/NNN Vacant Negotiable

P 1st G Retail Direct 1,500 1,500 1,500 $10.00/NNN 30 Days Negotiable

P 1st G2 Retail Direct 1,400 1,400 1,400 $10.00/NNN 30 Days Negotiable

KEY TENANTS
Domino’s 2,010 SF Cast Iron Coffee 1,943 SF

Boost Mobile 1,400 SF Subway 1,250 SF

Barber Shop 938 SF Sharks Of Dekalb 1 500 SF

TRAFFIC & FRONTAGE

Made with TrafficMetrix® Products

Traffic Volume: 8,740 on Lucinda Ave & University Cir Dr (2022)

19,247 on N Annie Glidden Rd & Lucinda Ave (2022)

TRANSPORTATION
Airport: 54 minute drive to Greater Rockford Airport

Walk Score ®: Somewhat Walkable (60)

Transit Score ®: Some Transit (46)

©2022 CoStar Group - Licensed to Appraisal Systems LLC - 1116984.



128-140 S. 2ND STREET, DEKALB, IL 

 

 

 

 

 

 

 

 

 

 

 

 

 

 ADDENDUM C

APPRAISERS QUALIFICATIONS 

 

 

 

 

 

 

 

 

 

 




























































































































































































































































































	Ord 2023-026 Failed 092523 S. Second Condemnation
	Ord 2023-026 add to
	042823 Real Estate Appraisers & Consultants Appraisal
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