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SOUTH	ROCK	ISLAND	TOWNSHIP	BOARD	

 

STATE OF ILLINOIS 
County of Rock Island 

Township of South Rock Island 
 
The South Rock Island Township Board met at the Office of the Town Clerk, located at 1019 27th Avenue, Rock 
Island, Illinois, on February 25, 2019, at 4:30 pm. 
 
Officials Present : Official Absent : 
Supervisor Grace Diaz Shirk Trustee Frank Skafidas Town Clerk Nick Camlin 
Trustee Chris�ne Elsberg Trustee Bill Sowards  
Trustee Mark Parr, Jr (Staff Katie Miller taking notes for the Town Clerk) 
 
Approval of the February Agenda and Minutes of the January mee�ng : 

Skafidas moved, and Elsberg seconded, to approve the Agenda  (Record) . Voice vote. Mo�on carried. 
Sowards moved, and Parr seconded, to approve the January 28, 2019, Township Board mee�ng minutes. 

Voice vote. Mo�on carried. 
 

Reports : 
Grace Shirk provided the Supervisor’s Report  (Record) . Supervisor Shirk discussed the appraisal of the 

Township Hall, which has a market value of $128,000, conducted by Koestner & Associates on February 4, 2019 
(Record) . 

Supervisor Shirk updated the 2019 poverty levels for emergency assistance  (Record) . 
The Supervisor discussed the office printer and the problems being experienced. She stated that she 

would likely get a new printer. 
A dra� of the newsle�er was provided. Supervisor Shirk stated that $3,600 in ads was collected to offset 

the cost, which was up from last �me. 
A wri�en Town Clerk’s Report was provided by Nick Camlin  (Record) .  
Nichole Finnie provided the Assessor’s Report  (Record) . Assessor Finnie discussed travel and training for 

the FY 2020 budget with the Township Board  (Record) . 
The Supervisor provided the January 2019 General/Emergency Assistance Report  (Record) .  
The January 2019 Client/Public/Senior Ci�zen Report was printed on the Agenda.  
 

Treasurer’s Report and Town Fund Bills : 
The Supervisor presented the Treasurer’s Report  (Record) . The Township Board audited the bills and 

claims  (Record) . Skafidas moved, and Elsberg seconded, to authorize payment of the Town Fund and Relief Fund 
bills and transfers in the amount of $40,199.43. Roll call vote. Five votes in favor: Sowards, Skafidas, Elsberg, Parr, 
and Shirk. No votes in opposi�on. Mo�on carried. 
 
Unfinished Business : 

None. 
 

New Business :  
The Township Board discussed the extension of the deadline for bids on the 935 29th Ave, Rock Island, 

IL, Township property, beyond March 25, 2019. Elsberg moved, and Parr seconded, to set a new deadline of April 
29, 2019, at 4 pm. Roll call vote. Five votes in favor: Parr, Sowards, Skafidas, Elsberg, and Shirk. No votes in 
opposi�on. Mo�on carried. 

The Township Board discussed the nego�a�on for the purchase of real property at 4330 11th Street, 
Rock Island, IL, for the Township Hall. Elsberg stated that an elevator is necessary for ADA. Skafidas stated that if 
we want status quo, we stay in the current Township Hall, or if you want to help more residents then you look at 
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this property for the next step. Sowards stated that he is in favor as a long-term approach, and to expand more 
services. Elsberg also stated that she is leery of having two Township proper�es that we can’t get rid of because 
of the economy, but the new building has poten�al for more programs and a community center. Parr stated that 
he would like to give money back to property taxpayers, and cau�oned that liabili�es would increase. Supervisor 
Shirk stated that for the price of the building it is worth it, because you cannot build new for that cost, and other 
exis�ng proper�es are not in that price range. Supervisor Shirk moved, and Sowards seconded, to nego�ate and 
place on agenda for the Annual Town Mee�ng the purchase of 4330 11th Street, Rock Island, IL. Roll call vote. 
Four votes in favor: Skafidas, Elsberg, Sowards, and Shirk. One vote in opposi�on: Parr. Mo�on carried. 

Supervisor Shirk presented the FY 2020 Budget and Appropria�on Ordinance  (Record) . Elsberg moved, 
and Parr seconded, to lay the FY 2020 Budget & Appropria�on Ordinance 2019-1 on display for final approval at 
the March Township Board mee�ng. Voice vote. Mo�on carried. 

Elsberg moved, Sowards seconded, to sponsor a community shred day on April 26, 2019 with Arc, at a 
cost of $400 out of the community development fund. Roll call vote. Five votes in favor: Skafidas, Sowards, Parr, 
Elsberg, and Shirk. No votes in opposi�on. Mo�on carried. 

Skafidas moved, and Elsberg seconded, to ra�fy the Intergovernmental Agreements for General & 
Emergency Assistance with Rural, Preemp�on, Edgington, Buffalo Prairie, and Drury Townships  (Record) . Voice 
vote. Mo�on carried. 

Elsberg moved, and Skafidas seconded, to approve the Agenda for the April 9, 2019, Annual Town 
Mee�ng  (Record) . Voice vote. Mo�on carried. 

Sowards moved, and Skafidas seconded, to donate $350 to the Rock Island Girls So�ball League for 
sponsorship of a team. Roll call vote. Five votes in favor: Parr, Skafidas, Elsberg, Sowards, and Shirk. No votes in 
opposi�on. Mo�on carried. 

 
Public Comments :  

Sowards asked about rules for allowing people to speak at our mee�ngs, even if they are not residents. 
Sowards also announced that Alan Carmen’s daughter passed away at age 47. 
 

Adjournment : 
At 6:27 pm Elsberg moved, and Sowards seconded, to adjourn the mee�ng.  

 
 
 
 
 
 
 
 
 
 
 
 
 

AFOREMENTIONED MINUTES OF THE MEETING APPROVED BY THE SOUTH ROCK ISLAND TOWNSHIP BOARD 
ON MARCH 25, 2019, AND CERTIFIED BY THE TOWN CLERK: 

{Seal} 

_______________________________             _______________ 
Nick Camlin, Town Clerk                                      Date 
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February 20, 2019 
 
Ms. Grace Shirk  
Township Supervisor 
1019 27th Avenue 
Rock Island, Illinois  
  
Restricted Appraisal Report 
 
Re: 1019 27th Avenue, Rock Island, IL (Parcel 10190-7) Township Office Building 
 
Dear Ms. Shirk: 
 
As per our conversation, I am forwarding my conclusions in this restrictive appraisal format.  The 
use of this document is restricted solely to your use.  Please be informed that this format does not 
have all the significant data included in this report, however, the appraiser’s work file does contain 
the data and analysis that is necessary to arrive at the opinion of value. 
 
At your request, I have inspected and appraised the above captioned development for the 
purpose of estimating the Market Value of its fee simple estate.  I have been instructed to provide 
an estimate in the “AS IS” condition.  This is a Restricted Use Appraisal Report, and has been 
completed in accordance with the Uniform Standards of Professional Appraisal Practice 
(USPAP), as of January 1st, 2018 - 2019. 
 
The property under assignment consists of an office building with 3,457 sq. ft., zoned B1 
Neighborhood Business District.  This building is used as the township office building but could be 
a multi-user office building.  The improvement is located on a lot with 16,427 sq. ft.  The highest 
and best use is as its existing office use.    

Please be advised that I have personally inspected the site and believe all information provided to 
Koestner & Associates to be reliable.  The market value as of February 4, 2019, is:  

    One Hundred Twenty Eight Thousand Dollars 
 

$128,000  
Respectfully submitted, 

 

Richard J. Koestner                               
Certified General Real Estate Appraiser         
License No. 553.001427 (IL)                       
Expires 09-30-19                                           



APPRAISER’S CERTIFICATE 
 
REQUESTED BY:                 Ms. Grace Shirk  
                                              Township Supervisor 
                                              1019 27th Avenue 
                                              Rock Island, Illinois  
 
 
DATE OF VALUATION:  February 4, 2019 
DATE OF REPORT   February 20, 2019 
 
FINAL ESTIMATE OF MARKET VALUE:      $128,000  
 

  
The undersigned, representing KOESTNER & ASSOCIATES, LLC, do hereby 
certify that to the best of my knowledge and belief: 

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

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

 
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. 

 
        I have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment. 
 

My engagement in this assignment was not contingent upon developing or reporting 
predetermined values. 
 
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 user of this appraisal. 
 
My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 
 
Richard Koestner has made an inspection of the property that is the subject of this report. 
As of the date of this report, I, Richard J. Koestner, SRA, have completed the 
requirements under the continuing education program of the Appraisal Institute. 
 
No one provided significant professional assistance to the person signing the report. 
 
 
 
 
 
 



The value estimated is based on the assumption that the property is not negatively 
affected by the existence of hazardous substances or detrimental environmental 
conditions, unless otherwise stated in this report.  The appraiser is not an expert in the 
identification of hazardous substances or detrimental environmental conditions.  The 
appraiser’s routine inspection of, and inquiries about, the subject property did not develop 
any information that indicated any apparent significant hazardous substances or 
detrimental environmental conditions, which would affect the property negatively, unless 
otherwise stated in this report.  It is possible that tests and inspections made by a 
qualified hazardous substance or environmental inspector would reveal the existence of 
hazardous substances or detrimental environmental conditions on or around the property 
that would negatively affect its value. 

 
      I have not appraised this property in the last three years.  
 
 
Respectfully submitted,  
 

 

       
_______________________ 

Richard J. Koestner                                          
 

 

KOESTNER & ASSOCIATES, LLC 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 



ASSUMPTIONS AND LIMITING CONDITIONS 
 

The appraisal is subject to the ensuing limiting conditions: 
 
The legal description is assumed to be correct. 

 
I assume no responsibility for matters legal in character, nor do I render any opinion as to the 
title, which is assumed to be free and clear of mortgage and under responsible ownership 
and competent management.   

 
The plat of the property in this report may be included to assist the reader in visualizing the 
property.  A survey was not provided to, or completed by, the appraiser and no responsibility 
for its accuracy is assumed.   
 
I believe that the information in this report, which was furnished to me by others, is correct 
and from reliable sources.  A reasonable effort has been made to verify such information, but 
no responsibility is assumed for its accuracy. 
 
The physical condition of any improvement described herein was based on visual inspection 
only.  Electrical, heating, cooling, plumbing, sewer and/or septic system, mechanical 
equipment, and water supply were not specifically tested, but were assumed to be in good 
working order, and adequate, unless otherwise specified.  No liability is assumed for the 
soundness of the structural members since no engineering tests were made or presented to 
the appraiser.  The roof of the structure described herein is assumed to be in good repair, 
unless otherwise noted.  The existence of potentially hazardous material used in the 
construction or maintenance of the building, such as formaldehyde foam insulation and/or 
asbestos insulation, which may (or may not) be present on the property, has not been 
considered.  In addition, no deposit of toxic waste or contamination of the subsoil or structure 
has been considered, unless specifically mentioned.  The appraiser is not qualified to detect 
such substances and suggests the client seek an expert opinion if desired.  

 
In addition, if the client has any concern regarding the structural, mechanical, or protective 
components of the improvement described herein, or the adequacy of sewer, water, or other 
utilities, it is suggested that said client retain independent contractors or experts in these 
disciplines before relying on this appraisal. 
 
Full compliance with all applicable federal, state, and local environmental regulations and 
laws is assumed, unless noncompliance is stated, defined, and considered in the appraisal 
report. 
 
Full compliance with all applicable zoning and use regulations and restrictions are assumed, 
unless nonconformity has been stated, defined, and considered in the appraisal report. 

 
That all required licenses, consents, or other legislative or administrative authority from any 
local, state, or national government, private entity, or organization have been obtained or 
renewed for any use on which the value estimated contained in this report is assumed. 

 
 

 
 
 
 
 
 



ASSUMPTIONS AND LIMITING CONDITIONS (CONT’D) 
 

Possession of this report, or copy thereof, does not carry with it the right of publication nor 
may it be used for any purpose by anyone but the Appraiser, and in any event, only with 
proper qualifications. 
Disclosure of the contents of this appraisal report is governed by the By-Laws and 
Regulations of the Appraisal Institute of Real Estate Appraisers.  No part of the contents of 
this report (especially any conclusions as to value, the identity of the Appraiser, the firm with 
which he is connected, or any reference to the Appraisal Institute of Real Estate Appraisers 
and/or its designations) shall be disseminated to the public through advertising, media, or any 
other public means of communication without the prior written consent and approval of the 
Appraiser. 

I am not required to give testimony or attendance in court by reason of this appraisal with 
reference to the property being appraised, unless arrangements and proper notification have 
been previously made.  If the appraiser is subpoenaed pursuant to court order, the client will 
be required to compensate said appraiser for his time at regular hourly rates plus expenses. 

 
The separate allocation between land and improvements, if applicable, represents my 
judgment only under the existing utilization of the property.  A re-evaluation should be made if 
the improvements are removed or substantially altered and the land utilized for another 
purpose.  The separate valuations for land and building must not be used in conjunction with 
any other appraisal and are invalid if so used. 
 
All information and comments concerning the location, neighborhood, trends, construction 
quality and cost, loss in value from whatever cause, condition, rents, or any other data for the 
property appraised herein, represents the estimates and opinions of the appraiser formed 
after an examination and study of the property.  Further, some of the assumptions made can 
be subject to variation (depending upon evolving events).  I realize that some assumptions 
may never occur and that unanticipated events or circumstances may occur.  Therefore, 
actual results achieved during the projection period may vary from those in my report.   
 
Any valuation analysis of the income stream has been predicted upon financing conditions as 
specified herein, which I have reason to believe are currently available for this property.  
Financing terms and conditions, other than those indicated, may alter the final value 
conclusions. 
 
Expenses shown in the Income Approach, if used, are estimates only, and based on past 
operating history (if available).  These are generally stabilized over a reasonable time period. 
 
This is a restricted use Appraisal Report. This report cannot be properly understood without 
the additional information that is in the appraiser’s work file. 

        
 
 
 
 
 
 



     SUMMARY OF FACTS AND CONCLUSIONS 
 
 
LOCATION:  1019 27th Avenue, Rock Island, IL 
 
PURPOSE OF THE REPORT: Estimate market value for investment   

purposes in the as is condition 
    
OWNERSHIP INTEREST APPRAISED:     Fee Simple Estate 
 
IMPROVEMENTS:  3,457 Sq. Ft.      
 
SITE AREA:  16,427 sq. ft. or .38 Acres 
  50’ x 328.55’ 
 
ZONING:                                                        B1 Neighborhood Business District  
   
HIGHEST AND BEST USE: Office  
 
HYPOTHETICAL CONDITIONS:             None           
         
 

APPROACHES TO VALUE 
 

COST     
APPROACH 

 Not Developed 

INCOME 
APPROACH 

 $129,000  

SALES 
COMPARISON 

APPROACH 

 $124,500  

 
 

FINAL ESTIMATE OF VALUE: $128,000   
 
 

Legal Description: Supervisor of Assessment Map Lot 111-1 Sheet 18 
 
Parcel Number 10 190-7 

 
 
 
 
 
 
 
 



 
 

Front of Subject 
 
 

 
 

East Side of Subject 
 
 
 
 
 
 
 



 
 

Rear of Subject 
 
 

 
 

Parking Lot 
 
 
 
 
 
 
 



 
 

Interior 
 
 

 
 

Interior 
 
 
 
 
 
 
 



 
 

Interior 
 
 

 
 

Interior 



DEFINITION OF MARKET VALUE 
The objective of this appraisal is to estimate the market value of the subject property, being 
cognizant of the influences of economic, social and political forces. 

Market Value is defined as: 
 

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. 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. 
 
* This example definition is from regulations published by federal regulatory agencies pursuant to Title XI of 
the Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, 
and August 24, 1990, by the Federal Reserve System (FRS), National Credit Union Administration (NCUA), 
Federal Deposit Insurance Corporation (FDIC), the Office Thrift Supervision (OTS), and the Office of 
Comptroller of the Currency (OCC).  This definition is also referenced in regulations jointly published by the 
OCC, OTS, FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, 
dated December 10, 2010. 

 

SCOPE OF APPRAISAL 
This report has been prepared for the sole purpose of estimating the market value.  In keeping 
with this function, the value of the real estate has been estimated according to: the limiting 
instructions, assumptions and hypothetical conditions that are set forth in this report; the various 
applicable ordinances, statutes and court decisions establishing the legal parameters for this type 
of valuation; and the local customs, usages and practices relating to this type of valuation. 

In preparation of this report I have: 

1. Personally inspected the subject property and interviewed representatives 
associated with this property.  The description of the improvements is based upon 
the appraiser’s personal inspection, review of proposed uses and information 
supplied by the owner or its agent. 

2. The site data is based upon the appraiser’s personal inspection, and/or other public 
records and documents.  Appraiser reviewed applicable zoning maps, ordinances 
and statues, and applicable flood maps. 

3. An investigation and analysis was made to determine the property’s Highest & Best 
Use.  This included consideration to the present and anticipated future use; market 
trends in the surrounding areas; the property’s physical characteristics; and 
economic feasibility factors for various development or redevelopment alternatives 
of the property. 

 

 



SCOPE OF THE APPRAISAL (CONT’D) 
 

4. If deemed appropriate and necessary to the valuation assignment, the Cost 
Approach will be employed.  The replacement cost new will be calculated with the 
assistance of Marshall & Swift Valuation Services.  Physical, functional and 
external obsolescence will be measured, and subtracted from the cost new.  The 
estimated market value of the underlying land, based upon a Sales Comparison 
Approach, uses the adjusted sales information of other similar parcels.  

5. If deemed appropriate and necessary to the valuation assignment, the Income 
Approach will be employed.  Information of similar properties, which are currently 
under lease or for rent, has been gathered and analyzed.  When necessary, 
adjustments to the rental rate of these comparable properties are made, in order to 
determine the applicable rental rate for the subject property.  This income, less 
expense necessary to maintain the investment, has then been capitalized to 
determine a value estimate.  Capitalization rates have been extracted from the 
sales of similar properties and/or have been estimated utilizing the band of 
investment based upon current economic conditions with consideration given to 
amount of risk involved in the ownership of the property.  

6. If deemed appropriate and necessary to the valuation assignment, the Sales 
Comparison Approach will be employed.  Information regarding the sales of similar 
improved properties in similar locations has been gathered and analyzed.  When 
necessary, adjustments to these sales are made in order to compensate for any 
variances between the sales and the subject property.  All sales have been 
inspected and verified, whenever possible, to ensure the information is correct.   

7. The various approaches to value will be analyzed and compared.  The most 
specific factors affecting the marketability of the subject property will allow the 
appraiser to assign the greatest weight to the most appropriate indication of value.  
Based upon this process, I have estimated the Market Value of the subject 
property. 

8. Market data, with regard to comparable land, rental, and improved sales, was 
collected and confirmed by one or more sources including real estate brokers, 
buyers, sellers, attorneys, public records, etc.  Those comparables most similar 
were then compared to the appraised property and, where necessary, adjustments 
were made in order to arrive at an indication of value for the appraised property. 

 

The scope of the Appraisal is subject to all the assumptions and limiting conditions set forth within 
this appraisal report. 

 

 

 

 

 

 

 

 

 



HYPOTHETICAL CONDITION 
 

A hypothetical condition is something that is known to be contrary to the fact as of the effective 
date of the appraisal but is taken to be true for the purpose of the appraisal.  The Appraisal of 
Real Estate 14th Addition pg. 53. 
There are no hypothetical Conditions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



APPROACHES TO VALUATION 
 

Common in the valuation of real estate, three approaches to value are developed; the Cost 
Approach, the Income Approach, and the Sales Comparison Approach.  From the indications of 
these and weight accorded to each, an opinion of value is reached based upon judgment outlined 
throughout the appraisal process. 

 

My methodology involving the appraisal of the subject property will include the following: 

COST APPROACH 

The Cost Approach is devoted to an analysis of the physical value of the property; that is, the 
current market value of the land, assuming it is vacant, to which the depreciated value of the 
improvements present on the site.  The latter is derived based upon my estimate of the cost of 
the improvements, from which must be deducted accrued depreciation in terms of physical 
deterioration, functional obsolescence, and external obsolescence, if any.  Physical deterioration 
measures the physical wearing out of the property as observed during my field inspection.  
Functional obsolescence reflects a lack of desirability by reason of layout, style or design.  
External obsolescence denotes a loss in value from causes outside the property itself.  The Cost 
Approach is most effective when the property is new, there have been many land sales in the 
area, and there is little depreciation.  This is not the case with the subject property.  This 
approach will not be developed and omitting it will not lead to an unreliable indication of value.    

 

INCOME APPROACH 

The Income Approach involves an analysis of the property in terms of its ability to provide a net 
annual income in dollars.  The estimated net annual income is then capitalized at a rate 
commensurate with the relative certainty of its continuance and the risk involved in ownership of 
the property.  The property is occupied by the South Rock Island township.  

 

SALES COMPARISON APPROACH 

The Sales Comparison Approach is based upon the principle of substitution; that is, when a 
property is replaceable in the market, its value tends to be set at the cost of acquiring an equally 
desirable substitute property, assuming no costly delay in making the substitution.  Since no 
properties are ever identical, the necessary adjustments for differences in quality, location, size, 
services, market appeal, etc. are a function of appraisal experience and judgment.  

 
 
 
 
 
 
 
 
 
 
 



INTENDED USE AND USERS OF THE APPRAISAL 
 
The purpose of the appraisal (Intended Use) is to estimate the market value of the subject 
property.  The function of the appraisal is to determine market value for investment purposes.  
The intended user of this report is South Rock Island Township Office.  It should be noted that 
this is a restricted appraisal report.  This assumes that the intended user of this report is 
knowledgeable about the appraisal process and the market data in the immediate area.  

 

Report Option: 
This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-2(C) of the 
Uniform Standards of Professional Appraisal Practice.  As such; it presents no discussion of the 
data, reasoning, and analyses that were used in the appraisal process to develop the appraiser’s 
opinion of value.  Supporting documentation concerning the data, reasoning, and analysis is 
retained in the appraiser’s file. 
 

Property History: 
There have been no sales on the property in the last three years per the Rock Island County 
Assessor’s web site.  The property has not been listed for sale.  

 

Bearing Quality and Deed Restrictions: 
No bearing quality survey has been provided to appraiser.  Appraiser makes no warranties on the 
bearing quality of the lot.  There are no known deed restrictions on the property.                                                                                                                                                                                                      

It would appear that the subject property is not in a H.U.D. Special Flood Hazard Area.  This flood 
map number is 17161C0305F, zone X, dated 04/05/2010.  A copy of the flood map is included in 
the report.  

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 



REASONABLE EXPOSURE OR MARKETING TIME: 
 
When appropriate, a reasonable exposure time for the subject property must be estimated.  
Reasonable exposure time is defined within the 2017 -2018 Uniform Standards of Professional 
Appraisal Practices, Statement number 6, page 286 as: 
 
Exposure time is 9 to 12 months. 
 
“the estimated length of time the property interest being appraised would have been offered on 
the market prior to the hypothetical consummation of a sale at market value on the effective date 
of the appraisal; a retrospective opinion based upon an analysis of past events assuming a 
competitive and open market” 
 
The Uniform Standards of Professional Appraisal Practice also requires the estimate of a 
reasonable marketing time for the subject property when appropriate.  Reasonable marketing 
time is defined in Advisory Opinion A0-7, page 287 as: 
 
“an opinion of the amount of time it might take to sell a real or personal property interest at the 
concluded market value level during the period immediately after the effective date of the 
appraisal” 
 

It is my opinion that the marketing time for this property is 9 to 12 months. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 
 

 
 
 
 

 
 
 

THE INCOME 
APPROACH 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



ESTIMATE OF VALUE BY THE INCOME APPROACH 
 

 
The Income Approach is a method of estimating the Market Value of a property based upon its 
estimated income producing capabilities over its estimated remaining life. 
 
The Income Approach gives consideration to the net income expectancy from rental of the 
property and to the capitalization of this income (in accordance with prevailing returns on 
properties or investments of similar risks) to determine the amount at which ownership would be 
justified by a prudent investor. 

The subject property is representative of income producing real estate purchased for the purpose 
of generating net annual income or cash flow, to the owner.  Net income or cash flow, the primary 
benefit of ownership, is the basis for determining value when value is recognized as the present 
worth of future benefits arising out of ownership to typical users or investors. 

Forecasting the gross earning potential of the property under prevailing and foreseeable market 
conditions, future benefits can be estimated.  Appropriate allowances for operating expenses 
(based on the prevailing and foreseeable market) are then deducted from gross earnings.  This 
process will result in an estimate of net monetary benefits to ownership, which will then be 
capitalized into a present worth. 

The procedure used in the Income Approach is summarized as follows: 

1. Estimate the Annual Gross Potential Rental Income, by market analysis, which the 
property is capable of producing. 

2. Deduct an appropriate Vacancy Loss Factor and Rental Concessions to arrive at an 
Estimated Effective Gross Income. 

3. Estimate and stabilize the annual expense incurred by the property by utilizing 
historical operating statements and projected budgets.  The annual expenses are 
then deducted from the Estimated Effective Gross Income to arrive at the Estimated 
Net Operating Income. 

4. Capitalize the Estimated Net Operating Income before recapture, at an appropriate 
rate, to reflect interest and recapture (return on and return of the investment) to yield 
a value indication. 

 

 

 

  

 

 

 

 

 

 

 

 

 

 



ANALYSIS OF INCOME APPROACH: 
 

The subject property is occupied by the South Rock Island Township Office.  There is no market 
lease on the property.  I have reviewed a number of leases of like office buildings and it is my 
opinion that the economic rent for the property would be $8.00 per sq. ft. gross.    
 
The expenses were cross-checked by reviewing income and expense figures from other 
properties, and consulting experts in this field.  The expense ratio of 54% appears to be in the 
middle portion of the expense range indicated by comparable properties.  The net income was 
then capitalized to an indication of value.   

 

 

CAPITALIZATION ANALYSIS 
 

In estimating the value of the subject property by the Income Approach, I utilized the Band of 
Investment Capitalization technique, predicated upon a 75% loan to value ratio, with a twenty 
year amortization.  Interest rates have been stable to decreasing over the last thirty to sixty days, 
but appear to be stabilizing, if not slightly moving upwards.  After interviewing several commercial 
lenders, I believe an appropriate rate for a commercial building like the subject property would be 
six percent (6%).  A mortgage rate of six percent has a mortgage constant of .08597.  It is my 
opinion that this property would command a 10% return to equity to attract capital.  The 
capitalization rate is calculated as follows: 

 

.08597 x 75% = .06448 

.10000 x 25% = .02500 

                           .08948 

 

Say 9.00% 

 

This capitalization rate was cross-checked by reviewing the cap rates of other similar properties 
that have recently sold. 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   
Income Approach 

  
       Economic Rent: 

      
GBA 

           
3,457  x  $             8.00  =  $    27,656.00  

 
 

        
 

    
 Gross Annual Rent 

     
 $  27,656.00  

       Less Vacancy & Credit Loss 
 

8% 
  

 $    2,212.48  

       Gross Effective Income          $  25,443.52  
              
Expenses: 

      Taxes   
   

 $     3,400.00  Estimate 
Repairs 

    
 $     2,100.00  

 Reserves 
  

7% 
 

 $     1,781.05  
 Management 

  
5% 

 
 $     1,272.18  

 Insurance 
    

 $     2,200.00  
 Landscaping/Snow 

    
 $     1,600.00  

 Misc. 
    

 $     1,500.00  
     

   
    

 Total Expensed 
  

54.45% 
  

 $  13,853.23  

       Net Operating Income 
    

 $  11,590.29  

       Cap Rate 9.00% 
 

  
   

       Value by Income Approach 
 

 $   128,781.00  
     

      
   

    
   

     
Say $129,000 

 
       
       
       
        

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

THE SALES 
COMPARISON 

APPROACH 
 
 
 
 
 
 
 
 
 
 



THE SALES COMPARISON APPROACH 
 
The Sales Comparison Approach is a method of estimating the market value of a property by 
comparison of actual sales of similar properties to the property under appraisement.  The major 
premise of the Sales Comparison Approach is that the market value of a property is directly 
related to the prices of comparable, competitive properties.  The Appraisal of Real Estate, 14th 
Edition, pages 367 and 368, sponsored by the Appraisal Institute, states: 
 
“The concepts of anticipation and change, together with the principles of supply and demand, 
substitution, balance, and externalities, are basic to the sales comparison approach.  Guided by 
these principals, an appraiser attempts to consider all issues relevant to the valuation problem in 
a manner that is consistent and reflects local market conditions”. 
 
SUPPLY AND DEMAND: 
 
“Property prices are determined by the market; they result from negotiations between buyers and 
sellers.  Buyers constitute market demand and properties offered for sale make up the supply.  If 
the demand for a particular type of property is high, prices tend to increase; if demand is low, 
prices tend to decline.  Shifts in the supply of improved properties frequently lag behind shifts in 
demand because supply is created by time-consuming construction and reduced by conversion to 
other uses, while satisfiable demand can be changed rapidly.  The analysis of real estate markets 
at a specific time may seem to focus on demand, but the supply of properties must also be 
considered….” 
 
SUBSTITUTION 
 
“As applied in the sales comparison approach, the principle of substitution holds that the value of 
a property tends to be set by the price that would be paid to acquire a substitute property of a 
similar utility and desirability within a reasonable amount of time.  This principle implies that the 
reliability of the sales comparison approach is diminished if substitute properties are not available 
in the market” 
 
BALANCE 
 
“The forces of supply and demand tend toward equilibrium, or balance, in the market, but 
absolute equilibrium is almost never attained.  The balance between supply and demand changes 
continually.  Due to shifts in population, purchasing power, and consumer tastes and preferences, 
demand varies greatly over time.  The construction of new buildings, conversion to other uses, 
and demolition of old buildings cause supply to vary as well…” 
 
EXTERNALITIES 
 
“Positive and negative external forces affect all types of property.  A period of economic 
development or economic depression influences property values…” 
 
The appraiser has made a survey to obtain sales and offerings of improved properties which were 
similar to the subject property in improvement, age, style and design, quality of workmanship, 
materials of construction, building construction, utility and amenities.  Of the sales compiled 
during the appraiser’s market survey, the following sales were considered the most comparable 
to the subject and have been utilized in the following market analysis of the subject property. 
 
 
 
 

 



SALES COMPARISON APPROACH 
 

 
 
 

3,457 G.B.A. X $36.00 = $124,452 
 

Say $124,500 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



COMPARABLE BUILDING SALE 
 

1117 46th Avenue, Rock Island, IL 61201 
 

 
 
 
SALE PRICE: $100,000     ASSESSED VALUE:  $44,970   
DATE SOLD:   08/01/2018 LOT SIZE:  10,890 Sq. Ft.   
BUILDING AREA:   2,950 Sq. Ft.  LAND TO BLDG. RATIO:  3.69 
 
PRICE PER SQ. FT.: $33.90 Doc. #:  2018-12310  
 
GRANTOR: EJ Web LLC  
GRANTEE:  Montgomery Brad/Cherie  
 
LEGAL DESCRIPTION:  Parcel 10-344-1 Blk 27 Sears Addition  
PROPERTY TYPE: Office/Retail/Storage  
ZONING:   B-4 
CONSTRUCTION: Average 
YEAR BUILT:  1957  
CONDITION: Average – Needed some updating  
HEATING/COOLING:  F.Air /CAC 
 
COMMENTS:  2,950 of office/retail and climate control warehouse.  
 
SOURCE OF VERIFICATION:  RI Assessor QCARA #7038429  
 
 
 
 
 
 
 
 



COMPARABLE BUILDING SALE 
 

120 16 ½ Street, Rock Island, IL 61201 
 
 

 
 
 

 
SALE PRICE: $110,500 ASSESSED VALUE: $31,308  
DATE SOLD: 07/01/2016   LOT SIZE:  4,182 Sq. Ft.   
BUILDING AREA:  3,521 Sq. Ft.   LAND TO BLDG. RATIO:  1.19 
PRICE PER SQ. FT.: $31.38 Doc. #:    
 
GRANTOR: Development Association of R. I.  
GRANTEE: Q C Properties     
 
LEGAL DESCRIPTION:  Lot 2 Renaissance One 
PROPERTY TYPE:  Retail  
ZONING: Commercial   
CONSTRUCTION: Frame Brick 
YEAR BUILT:  1920  
CONDITION:  Average 
HEATING/COOLING:  F.Air/CAC 
 
COMMENTS:  2 Parking Spots at rear of Building. Central Business District 
 
SOURCE OF VERIFICATION:  Assessor Office, Assessor Address of 1629 2nd Avenue 
 
 
 
 
 
 
 
 
 
 



COMPARABLE BUILDING SALE 
 

101 31st Ave., Rock Island, IL 61201 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
SALE PRICE: $225,000 ASSESSED VALUE: $132,130  
DATE SOLD:   07/11/2016 LOT SIZE: 54,240 Sq. Ft.   
BUILDING AREA: 6,563 Sq. Ft.   LAND TO BLDG. RATIO:  8.27 
PRICE PER SQ. FT.: $34.28 Doc. #:    
 
GRANTOR:  Nobel R/E Investors, LLC 
GRANTEE:  QC Bank/Teamsters Local  
 
LEGAL DESCRIPTION:  Lot 1 Dassos 2nd 
PROPERTY TYPE:  Office 
ZONING:   Commercial 
CONSTRUCTION: Frame, brick / Wood siding, brick exterior 
YEAR BUILT:  1962  
CONDITION:  Average 
HEATING/COOLING:  Gas heat, Central cooling 
 
COMMENTS:  6,563 SF office building. Several offices and large meeting rooms. Security 
system, security cameras, computer room with “Liebert” system, generator and monument sign. 
Large parking in the rear of building plus an outside storage area (15’ x 45’)  
 
SOURCE OF VERIFICATION:   MLS/County Assessor 
 
 
 
 
 
 
 



COMPARABLE BUILDING SALE 
 

1504 11th St., Rock Island, IL 61201 
 

 
 

 
SALE PRICE: $135,000     ASSESSED VALUE:  $22,767   
DATE SOLD:  06/09/2017   LOT SIZE:  12,500 Sq. Ft.   
BUILDING AREA:  4,000 Sq. Ft.   LAND TO BLDG. RATIO: 3.13  
 
PRICE PER SQ. FT.: $33.75 Doc. #:    
 
GRANTOR:  B & H Real estate Ventures 
GRANTEE:  Asian Mart  
 
LEGAL DESCRIPTION:  Lot 3 RoggenKamps 1 -2 Addition  
PROPERTY TYPE: Open Retail small office  
ZONING: B-3   
CONSTRUCTION: Average 
YEAR BUILT: 1970 – 47 Years    
CONDITION: Average   
HEATING/COOLING:  F.Air/Central 
 
COMMENTS: One overhead door   
 
SOURCE OF VERIFICATION: Agent   

 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 



 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 



 
 

RICHARD J. KOESTNER, S.R.A. 
Davenport, Iowa 52807 

  
STATE LICENSING: 
 
IOWA: 
 General Residential Real Estate Property Appraiser 
 Certificate # CG01608 
 FHA approved 
 Real Estate Broker/Office # B05091000 
 
ILLINOIS: 
 Certified General Real Estate Appraiser 
 License # 553.001427 
 FHA approved 
 
MEMBERSHIP: 
 
Membership in professional and technical organizations related to appraisal activities. 
 
State of Iowa:  

Real Estate Appraiser Examining Board - 5/1/2001 to 4/30/2007 
 Chairman - 2 years 
 Chairman of Disciplinary Committee 
 
 
REALTOR:  

Iowa Association of Realtors, State President 1997-98 
State of Iowa Realtor of the Year 1999 and 2010 

  Quad City Realtor of the Year 1988 and 1999 
L Martin Lee Political Involvement Award 2016 

  NAR RVP 2003 
  Omega Tia Ro 1999 
  Greater Davenport Board of Realtors, President 1987 
  Quad City Area Realtors Association, President 2010 
     
  National Association of Realtors: 
  Director 1996 - 2001 
  Appraisal Committee 2005 - 2016 
  Appraisal Committee Chair 2008 
  Chair of Small Board Sub-forum 2001 
  Research Committee 1997 - 1999 
  RPR Advisory Committee 2012 - 2016 
  FPC for NAR to Senator Charles Grassley 2014 - 2017 
 
 



APPRAISAL:  
Appraisal Institute - 1987 to present 

  SRA Designation 
                          Served on Professional Standards Committee and Candidate Guidance 
                          Approved Instructor for the Appraisal Institute 
  Professional Standards Committee 
  Residential Demonstration Appraisal Reports 
  Grading Committee 
 
  Chapter Level: 
  2009 State President of Appraisal Institute 
   Candidate Guidance Committee 
  Approved Instructor for various classes and seminars  
 
  Society of Real Estate Appraisers: 
  Chapter Level: 
  Research Committee 
  Candidate Guidance Committee 
  Vice President 1989 - 1990 
  President 1991 
 
 
Appraisal Foundation:   

TAFAC Committee 2009 - 2013 (Represented NAR) 
 
 

University of Northern Iowa: 
  Member of Real Estate Education Program Advisory Council 2001 - 2006 
 
Realtor Foundation: 
  Vice President of Iowa Realtors Foundation 2004 - 2010 
  President 2009 
 
Fannie Mae: 
  Iowa Partnership Advisory Committee 2005 
 
 
 
EDUCATION: 
 
Formal Education: 
  University of Iowa, Iowa City, Iowa   1973 - 1977   

BBA in Marketing and Real Estate 
 
  Assumption High School, Davenport, Iowa  1969 - 1973 
 
  Numerous conferences and seminars from 1982 - 2017 
 
 
 
 
 
 
 
 
 



EMPLOYMENT HISTORY: 
 
Koestner Realty Ltd., President 1975 to Present 
Koestner Realty Ltd., is a family owned business established in 1951. 
Koestner, McGivern and Associates, partnership established on January 1, 1994 - 8/1/2016 
Koestner & Associates 8/1/2016 to present 
 
39 Years appraisal experience 
Extensive in-house files and databases 
Over 8,800 residential reports completed 
Over 600 commercial reports - $100,000 to $6.1 million 
  
 
 
 
 
SOURCES OF INFORMATION: 
 
Koestner & Associates belongs to 6 regional MLS systems in eastern Iowa, western Illinois, and 
western Iowa.  These include the Quad Cities Association, Muscatine Board of Realtors, Mid 
Valley Association, Southeast Iowa Association, Iowa City Association and Cedar Rapids 
Association of Realtors.  In addition to the MLS sources listed above, a database of 30+ years 
includes land, rental, and re-sale trends for most of our areas.  In addition to these databases, 
memberships in the local organizations are held.  Both residential and commercial Marshall & 
Swift Cost Services are held, as well. 
 
Additional information regarding our company, areas of coverage, services offered and other 
pertinent data can be found at our corporate web page: 
 

WWW.MARKETVALUE.COM 
 

Dick’s e-mail address is: Dick@marketvalue.com 
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