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May 22, 1980

Mr. Rue Lazzell f/zij VV‘U)ZH /4(\/Q"

Albuquerque, New Mexico //7fWA4
Dear Mr. Lazzell:

In accordance with your request I have made an investigation, study,’jf

and appraisal of the property located at 801 Yale E. uerque,
New Mexico, further described as Lot 9, BIock 2 Country ClubqﬂaanTﬁﬁg%>

Bernalillo County, New Mexico. , —

The appraisal was made with the assumption that ownership was in fee
simple and for the purpose of estimating market value. The results of this
1nvest1gat1on along with a def1n1t1on of market value are contained in the
accompanying report.

As a result of the appraisal and analysis, it is my opinion that the
market value of the above mentioned property, as of May 22, 1980, is
One Hundred Thirty Thousand Dollars ($130,000.00).

Respectfully submitted,

Mart1n J Mo]]oy, [ S A C. R. A.

‘*,r-f""i,MJM/ek



Identification of the Property Appraised :

Requested by: Mr. Rue Lazzell
i Location: 801 Yale N. E., Albuquerque, New Mexico
Legal Description: Lot 9, Blook 2, Country Club Addition, Bernalillo County,

| . - New Mexico

Purpdse of the'AQp?aisaT"'_

Thé pﬁfpose‘bf'fhféiappraisé1 is to estimate the market value of the ‘S

subject property under typical financing as of May 22, 1980.

: ‘ Market Value is understood to be: "The highest price estimated in
“terms of moneyHWhich the .land would bring if exposed for sale 1n‘the open

1 ", R :
L o ,ma?ket with reasonable time in which to-find a purchaser, buying with know-

1edge of all the uses and purposes for which it was adapted, and for wh1ch
é: 1t was capab]e Sacramento Southern R R. Co. v. He11bron, (1909), 156,

i Cal. 408-413, 104 P. 979." = -

Also, Market Va]ﬁéias”defined in Real Estate Appraisal Terminology, 3

page 137, sponsored jointly by the American Institute of Real Estate
Appraisers and the Society of Real Estate Appraisers: "The highest
price in terms of money which a property will bring in a competitive and
| open market under all conditions requisite to a fair sale, the buyer and
seller, each acting prudently, knowledgeably and assuming the price is .

not affected by undue stimulus. :

121 Seventh Street, N.W. Albuquerque, New Mexico 87102 _____|
505-243-6728




Purpose of the Appraisal, cont.

Implicit in this definition is the consummating of a sale as of a
specified date and the passing of title from seller to buyer under con-
ditions whereby:

1« Buyer and se]]er are. typ1ca11y mot1vated B | o |

2 | Both part1es are- we]] 1nformed or we]1 adv1sed and each act1ng' 

;1n what he- cons1ders his own best interest. S . e

3. A reasonab]e tame is-allowed for exposure. in. the open market.

TEi, Payment is made “in cash or its equ1va1ent.
5. Financing, if any, is on terms genera1]y available in ﬁhe;com-

H munity-at the specifiedzdate“and typical for the propentyfﬁyne in 1??_
Tocale. ;o f

6. Theiﬁfféefnepresents a norma1 consideration for the property
sold unaffected by spec1a1 f1nanc1ng amounts and/or terms, serv1ces,4

fees, costs, or cred1ts incurred in the transact1on

ie, New Mexico 87102
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f— MARTIN J. MOLLOY & ASSOCIATES-

Area Analysis g

The subject area is ]ocated in the northeast quadrant of the City of
Albuquerque approximately one mile from the downtown core area. The boun-
daries of the area can best be described as Indian School Road to the north,
Girard on the east, Centré1-Avenue to the south, and Interstate 25 on the
west. The sUbjebt areé'hés a widé variety'of uses with the major influences
being the University of New Mgkico, hospita1s, a golf courée, a concentration
of car dea]éréhipﬁ;.énd_Qérious retail uses. Residential sections are lo-
cated oh'the‘north side of the area, composed of'medium priced housing, and
a more exclusive section of custom homes. There is a residential section of
older custom homes located between Interstate 25 and the University of New
Mexico. |

The future of the area appears good with a continuing demand for prop-

erty in the subJect area due to expans1on of the un1vers1ty and- hosthais

The subject property is zoned SU-T which is a special use permit. The
zone atlas does not indicate the purpose of the permit but it is probably
for fraternity house use, similar to that of other properties in the area.

For further information refer to the City of Albuquerque Comprehensive Zoning

Ordinance.
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Highest and Best Use

The term Highest and Best Use as used in this report is defined as
follows: “"The most profitable use of a given property is the use to which
the property is adapted, and for which it is likely to be in demand in the
reasonable future, and the use that will yield the greatest return, either
in tefms 6f honey_or aménities.”

~ The subject'proﬁerty Was_bui1t for fraternity house use, but due to
its size, theré afé 1imitedvaccomodationsi Due to the Tlocation of the
property 1n'fe1at10hship‘to the campus, the following uses were felt to
be appropriate, either in its present state or with slight alterations:
a continuation of use as a fraternity/sorority houée, or housing for vis-

iting professoré,‘grdduate students, or interns. Other possible uses if

~_zoning were to pérmit, would be for classroom use or offices.

Site_DegcriptiQn

The subject propékiy'isalocated on the northwest corner of Yale Boule-
vard N. E. and Sigma Ch% Road. The property slopes downward to the north
and is of an irregular shape. The site has épproximate1y 150 front feet on
Yale with a depth of 70 feet. It should be noted that no survey was provided
at the time of the appraisal énd that Tot size is only an estimate. The site
is serviced with all city utilities and there are curbs, gutters, sidewalks,
and paved public streets. There are no known adverse soil conditions and

drainage appears to be adequate.

121 Seventh Street, N. VW Albuguergue, New viexico oilVa



Site Valuation

There has been a lack of compdrab]e sales within the subject area re-
cently which is primdri]y due to the fact that the University of New Mexico
has vast holdings and as é result there ére limited transactions. Therefore,
sales from competing éreas, in addition to a residual method, have been used
to'determihefthe Tand value. From these methods a value of $3.50 per square
foot has been détermined in fee simple ownership.

~ approximately 8,500 square feet x $3.50/sq. ft. = $29,750.00

Description of Improvements

The subjeét brbperty is improved with a two story, detached, frame
stucco, f]at‘kbokaesidence designed as a fréternity house. The effective
age of the structure 1s felt to be between fifteen and twenty years. The
unit conta1ns a 1ower Tevel cons1st1ng of two bedrooms and a three-quarter
bath. It should be noted that this area is in the process of being finished.
The main level consists of three bedrooms, kitchen, dining room, parlour,
sitting room, and two aﬁd one-half baths with an upper Tlevel containing
four bedrooms and two full baths. The total living area of the structure
is approximately 4,096 square feet. Interior features include hardwood
floors, three working fireplaces, built in bookshelves, a skylight, built
in oven, carpeting, gas forced warm air heating system, and evéporative
air conditioning. Exterior features include average/good Tandscaping with

a sprinkler system, concrete basketball court, stone barbeque, block fencing,



Description of Improvements, cont.

and a detached, single car garage which has been partially converted.

The following deficiencies were noted: all floor coverings exhibit
wear, carpeting is badly stained and worn and should be réplaced, tile
and vinyl floor coverings-also exhibit wear and discoloration and should
also bé réb1éced; the’hérdwood fléors should be refinished, kitchen cabi-

nets should be refinished, all béthrooms require tile work, all walls and

ceiling areas $h0u1d.be_repainted_and plaster repairs made where necessary,

several window panes should be replaced, minor stucco repairs are needed,

.

and exterior trim requires péinting. The overall condition of the property

is felt to be fair to average.
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Cost Approach

The replacement cost figures used are from Marshall Swift Valuation
Service, a nationally recognized building cost estimation service. These

figures were checked against actual cost in the Albuquerque area.

Building 4,096. square-feet x $32.75/sq. ft. $134,144.00
Depreciation - - ... . | 30,122.00
Depreciated Value =~ - , ) - $104,022.00
Other Depréciated Improvements | 7,500.00
Land Value - 29,750.00
Total Indicated Value $141,272.00
Rounded k | $141,250.00

_ Income Approach

The following is ahiAproach'to_vaTue using the anticipated fair eco-
nbmic renf which could be generated.ﬁy'the subject property if it were ex-
posed for lease on th?ldpen.mérket. It is felt that different uses of the
property, such as frate%nity house versus office use, would produce a dif-

ferent projected income. The lower end of the scale has been used.

191 (-} vonth Q¢ s
121 Seventh Stree ;i
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Income Approach, cont.

Annual Gross Income
Vacancy and Collection

Adjusted Gross Income

Expenses:
Taxes ¢ - -0~ (non-profit)
Insurance - - 500.00 (estimate)
~Mainterance 1,200.00
~ Management . - -~ 800.00
Reserve . ... -900.00
Utilities . 600.00 (water & sewer)
“Total $4,000.00

Income Attributable to Land
$29,750.00 x .10

Income Attributab1eVﬁo!Improvements 3
.025 recapturé rate -
.100 -interest rate
.125 capitalization rate
$8,985.00 1 .125

Land Value

Total Indicated Value

Rounded

$ 16,800.00

_840.00

$ 15,960.00

4,000.00

$ 11,960.00

2,975.00

$ 8,985.00

$ 71,880.00

29,750.00

$101,630.00
$101,500.00

It should be noted that if the subject property were subject to taxes

it would lower the indicated value from this approach.

‘¢ 1l g Fels ]



Correlation of Values

Two approaches to vd]ue have been used in this appraisal, these being
a Cost Approach and an Income Approach which reflect the following values:
Cost | - $141,250.00
~Income- e $101,500.00
" No Markét.Approach hés beenvused due to the 1imited number of sales of
such properties in the area recently. The Costhpproach sets the uppér 1im1t 
of value éiﬁéé_hb:bfudenf purchaser, under normal market conditions, will pay
more than the depreciated replacement value of the property. . The Income Ap-
proach is generally the better indicator of value since it does reflect the |
income of the property. However, there appears to be curkent]y a lag time
in the market~blééé between -construction cost and leasing cost of such prop-
erty which appears to have a negative affect on the value of the property
using the income gepgraféd. It is felt_that the true value of the subject
property lies betWeéﬁ"the»COSt aﬁd Income Approaches in this particular in-

stance, and therefore, a value of $]30,000.00 has been determined.

191 Sasrand Qénant N XX
121 Seventh Street, N.V



e VIARTIN J. MOLLOY & ASSOCIATES=

Final Estimate of Value

Therefore, it is my opinion that the market value of the subject
property, as of Mdy 22, 1980, is One Hundred Thirty Thousand Dollars
($130,000.00).
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Education:

Experience:

Expert Witness:.

. Professional .
Affiliations:

Appraisal Projects:

Clients:

QUALIFICATIONS f

C. W. Post College Brookville, New York
B. S. Finance
B. A. Economics

University of New Mexico Graduate School
Urban Economics

nyfus School of Business - “New York

Society of Real Estate Appraisers
Courses and Tests: 101 and R-2 -

~Seminars: Narrative Report-and Income Properties

Independent Fee Appraiser 1970- = Present
Portfolio Analyst 1966 - 1970
Lecturer at University of New Mexico

District Court of the State of New Mexico
American Society of Appraisers Senior Member

“(Past President ‘of New Mexico Chapter)
National Association of Review Appraisers - Member

American Right of Way Association - Member
American Society of Planning Officials Member
Metropolitan Association of Urban.

Designers and Environmental Planners Member

New York State Department of Mental Hygiene
United States Health, Education and Welfare
New York State Highway Department

Federal Housing Administration
Veterans Administration {
Safeway
Federal Employees Credit Union b
American Petrofina Company of Texas '
Plaza Del Sol National Bank

Urban Development Agency of Albuquerque, New Mexico
Mid Atlantic Mortgage Company |
Republic Bank - b
Coronado Savings and Loan b
Sandia Laboratories Credit Union :
Citicorp B
Fidelity National Bank |
First Northern Savings and Loan |
Bank of New Mexico :
Mountain Bell Credit Union

191 Qavanth CEwint NI XY
121 Seventh Street, N.W.




ASSUMPTIONS AND LIMITING CONDITIONS

This Appraisal Report, the Letter of Transmittal and the above Certifi-
cation of Value are made expressly subject to the following assumptions and
Timiting conditions, and any special 1limiting conditions contained in the
Report wh1ch are 1ncorporated here1n by reference

The 1ega1 descr1pt1on furn1shed is assumed to be correct | i aééume

no respons1b111ty for matters legal 1n character nor-do I render

_any.opinion.as to the Title, which is assumed to be correct. A1

existing liens and. encumbrances, if any, have. been. d1sregarded and :

“the property is-appraised as thoughfree- and c1ear, under respon-
vs1b1e ownersh1p and competent management.

The sketch in this report is included to asS{st the reader in visu-
alizing the property. I have made-no survey of the property and. -~

assume no respons1b111ty in connection with such matters

I believe to be re11ab]e the information which was furnished by .
others, ‘but I assume no responsibility for its accuracy.

Possession'of this report, or a copy thereof, does not carry'with

it the right of publication, nor may it be used for any purpose by
any but the app11cant without the previous written consent of the
appra1ser or.the app11cant and then 0n1y with proper qua11f1cat1ons.

...~ am not requ1red to give test1mony or to appear in any court.or

tribunal by reason of -this ‘appraisal, with reference to the property
in quest1on, un]ess arrangements have been previously made therefor.

The d1str1but1on ‘of ‘the total valuation in this report between land
and improvements applies only under the existing program of utili-
zation.

The Tand, and particularly the soil, of the area under appraisement
appears firm and solid. Subsidence in the area is unknown or un-
common, but this appraiser does not warrant against this condition
or occurrance.

Subsurface rights (minerals and oil) were not considered in making
this appraisal.

This appraiser very carefully inspected the buildings involved in
this appraisal report, the damage, if any, by termites, dry rot,
wet rot, or other infestations were reported as a matter of infor-
mation by your appraiser, as I do not guarantee the amount of or

the degree of damage, if any.

121 Seventh Street, NNW. Albuquerque, New Mexico 87102
505-243-6728
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Certification

I hereby certify that i have persona11y 1Hépected, and or a rep-
resentative of mine, the property appraised and all properties which
were useduaS‘cqmparisonsAfor'the subject-property; that to the best of. .. .-
my know]edée and belief the statements and opinjons contained_herein |
are Correet;'thatil have no present norcontemp1aﬁed future 1ntekest'
fh the.property-appraised; that no pertinent 1nformatjon'has knowingly
beeh withheld; and that the amount of compensation to be received for
making this appraisal or the employment to make the appraisal was not
~contingent upon the amount of the value estimate or-on reporting a pre-
determined value.

| I furthek certify that this appraisal was made in accordance with

the_Standards of Professional Practice of the American Society of
Appfaisers, National Associetion of Independent'Fee Appraisers, and the

National Association of Review Appraisers.




10.

11

12,
-~ ~theland and-the improvements thereon; however, it was not possible

‘_tolpersona11y‘obSekve‘conditions beneath the soil or hidden struc-

tural components within the improvements. Therefore, no represen-

13

14.

15.

A11 furnishings and equipment, except those specifically indi-
cated and typically considered as a part of real estate have been
disregarded by this appraiser. Only the real estate has been con-
sidered.

The comparable sales data relied upon in this appraisal is believed
to be from reliable sources; however, it was not possible to inspect
the comparables completely, and it was necessary to rely on infor-
mation furnished by others as to said data. Therefore, the value. -
conclusions are subject to the correctness and verification of said

‘data.

The appraiser has inspected, as far as posSible,'by'obsérvatidh,r””

tations are made herein as to these matters and unless specifically
considered in the report, the value estimate is subject to any such-~
conditions that cause a loss in value. Condition of heating, cool-
ing, ventilating, electrical and plumbing equipment is considered

to be commensurate with the condition of the balance of the improve-
ments unless otherwise stated. : ’ ‘

Neither all nor any part of the contents of this report shall:be
conveyed to the public through advertising, public relations, news,
sales or other media, without the written consent and approval -of
the author, particularly as to valuation conclusions, the identity
of the appraiser or firm with which he is connected, or any refer-

‘ence to any appraisal society or appraisal designation in which- the

appraiser is connected.

The appraisal may not be reproduced without the written consent of
the appraiser, and then, with permission, must be copied in its
entirety.

A11 square footages in the appraisal are only approximations and
are not guaranteed to be correct. Any party basing the value of
the subject property on the square footage shall rely upon their
own measurements and not the square footage indicated in the ap-
praisal since it is only an estimate. Any party using the apprais-
al in any type of transaction should verify the square footage.

If a difference is noted, the appraiser should be notified to
correct the difference which may have an affect on the value.
Should there be any deviation from this procedure, the appraiser
cannot be held responsible.

121 Seventh Street



