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TO: Town Council 
 
FROM: J. Jay Litten, Town Manager 
 
DATE: May 1, 2018 (1.02) 
 
RE: 100 North Main Street 
 
 
You have asked us to provide our best 
counsel on how the Town’s property at 100 
North Main Street might be used for the 
benefit of the citizens of Bridgewater.  
Recall that the Town purchased and razed 
two buildings at the site when a low-grade 
safety concern became acute after part of the 
buildings’ façade fell to the sidewalk. 

After countless hours of deliberation, at least 
a dozen interviews with experts, and the 
help of an architect who was able to capture 
our vision on paper, we are able to present 
our vision for “Sipe Center.”1 

 

I. Foundational Principles. 

As we developed our recommendations, we kept in mind two foundational principles.  Those 
principles gave us a framework to build on, and they necessarily established the boundaries for 

                                                        
1 This is our working title for the project, because “Sipe’s Store” was arguably the most significant use in 
the property’s history.   
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our study.  While we believe them to be well-founded, you should certainly make up your own 
minds. 

a. 100 North Main Street is an iconic location which deserves an iconic use. 

           
             

      
             

           
              

          
            
              

          

 Aside from those now-demolished structures, the property’s location at Main Street 
and College Street is perhaps the most significant address in Town.  In a Town where 
so many streets just don’t connect, it represents one of the few significant crossroads.  
Longtime residents still refer to that intersection as “the stoplight,” betraying a 
memory of an earlier day. 

 In our deliberations, therefore, we resisted the temptation to recommend something 
expedient and insignificant for the property. 

b. The Town should not sell the property. 

 We have commissioned two appraisals for the property.  We referred to the first 
appraisal of $60,000 in February.2  Because some of you hoped that selling the 
property could recoup our expenses of about $130,000,3 you asked us to obtain a 
second appraisal.  Alas, that second appraisal reported a value of only $40,000.4 

 For two reasons, these appraisals have convinced us that the Town should not sell the 
property.  First, a sale would obviously fall short of recouping the Town’s out-of-

                                                        
2        
 
 The purchase price was $40,000.  The demolition cost was $67,300.  And the cost of restoring the 

property was $24,977. 
 
4       
 

 The first appraisal is attached as Exhibit 1. 

3

       

The original store dates back to the 1860’s, when A. W. Brown constructed the 
southern building. Due to a fire at Bridgewater College, classes were held at the site 
during the 1882-1883 school year. In 1887 a man named Geary enlarged and 
remodeled the store. It is believed he added the second story at that time. The 
northern building was built around 1900 and it is likely that W. H. Sipe was 
responsible for the enlargement of the store. At the turn of the century it was “Arey 
and Sipe,” but in 1906 Sipe bought out Arey and it became known as “Sipe’s
Store.” In 1946 Mr. Sipe sold the store to a Mrs. Puffenberger, who also operated a 
general store. In later years it was “Robson’s,” “Food Lane,” “C & S Hardware,”
“BAS Clothing,” a video store, sign shop, offices, and a church.

The second appraisal is attached as Exhibit 2.  An incorrect appraisal amount was corrected in v1.02.
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pocket expenses.  More subtly, a buyer paying only a small amount for the property 
would be unlikely to use the land in a manner fitting with its history. 

 

II. Supplemental Principles.   

In the course of our deliberations, we also discerned two supplemental principles which helped 
steer us toward some concepts and away from others. 

a. Sometime in the next decade, the Town will need to expand its police headquarters.  

 The Town Police Department faces chronic space shortages. Our three room 
department–while adequate for our 1990s-era police force when it opened in 1996–
has quickly run out of space. Additional room is needed to store all of the equipment, 
technology, and supplies necessary for a 21st century police department. Also, our 
evidence storage room is located in the third floor attic, which is not properly 

ventilated and disjointed from 
the rest of the police 
department. Combining police 
records and evidence into a 
central room will put us in line 
with newer DCJS standards for 
evidence maintenance.  

A new police 
headquarters would not only 
give our officers an efficient 
workspace, but it would also be 
more accessible to the public. 
We currently lack adequate 

space to conduct interviews with citizens and don’t have a waiting area for family 
members or larger groups. This creates a spillover of people into the patrol room, 
outside the PD, or even the Treasurer’s Office. An interview room would afford 
citizens the opportunity to speak freely and confidentially to our police officers.  

b. The Town can afford to build a capital asset at 100 North Main Street, but the asset 
should not incur significant annual operating losses. 

 As you know, the Town’s current debt is eminently manageable.  Within reason, we 
can certainly incur some additional debt without creating financial problems.  In 
assessing these situations, we generally conclude that a project is per se affordable—
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which is different from being wise—if the debt service would be less than one percent 
of the Town budget.  A project of that magnitude would not require a tax increase or 
other revenue enhancement. 

 Accordingly, we believe that a project for 100 N. Main Street would be per se 
affordable if the annual payments were less than 1% of our annual budget,5 or about 
$93,000. 

 Of course, the cost of building a project is not the end of the story.  Some projects 
could also require operating funds.  Our view is that large projects not involving 
essential services should be able to generate their own operating expenses.  Not every 
endeavor can meet the “Generations-Park” standard of repaying its capital costs and 
covering its operating expenses, but we do expect most of our ancillary endeavors to 
meet the “Mini-Golf” standard of covering their operating costs.  Repaying capital 
costs would be one generation’s burden, but an operating-expense deficit would 
linger for generations 
to come. 

 

III. Sipe Center.  

The core of Sipe Center would be 
a theater seating about 200 
patrons.  There would also be a 
stage and support areas allowing 
the facility to host live 
performances and Council 
meetings.  We believe that, in 
time, private developers will want 
to use the rear of the property for compatible private development.6  Such private development, 
however, is not part of our proposal.  

                                                        
5 Note that we calculate this debt service on an assumed 20-year loan.  We have borrowed—and 
tightened—Jefferson’s notion that public debt ought not be passed down to the next generation.  (Letter to 
James Madison, 1789.) 
 
6 We spent a great deal of time studying whether the Town might build residential condominiums on the 
rear of the property.  Our hypothesis was that profit from the selling the residences could defray the cost 
of the theater.  While this vision of a self-priming economic pump was alluring, our conclusion was that 
the risk outweighed the reward. 
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SIPE CENTER  -- SECOND FLOOR PLAN

SIPE CENTER  -- FIRST FLOOR PLAN

Sipe Center would be designed so as to evoke the site’s original buildings.  This symbolic nod to 
the past would not extend to the new building’s function.  It would be a 21st Century structure in 
every way. 

Pennie Zinn Garber of Lineage Architects served as our primary consultant in conceptualizing 
Sipe Center.  She has sketched a facility which will appear at home at 100 North Main, while 
also having the bones to serve the community in a myriad of ways. 

Importantly, because we anticipate a design-build process, Ms. Garber’s sketch will be improved 
and refined as we receive comment from 
citizens and other interested parties. 

a. Sipe Center would be a Community 
Hub. 

We fully expect Sipe Center to be a 
community hub for Bridgewater’s 
citizens.  Movies, for example, 
would be free for Bridgewater 
residents presenting their B-Rec 
Card.  We hope to contract with a 
performing arts company to provide 
occasional live performances.  We 
envision it being used for church 
services and other civic gatherings 
when it would otherwise be empty.  
Perhaps the Fine Arts Department at 
Bridgewater College would use the 
facility from time to time. 

 At present, we envision the theater 
will feature the following: 

1. Approximately 200 
oversized seats, each 24” 
wide with a 36” pitch. 

2. A center aisle, making it 
much more usable for 
events other than movies. 

3. A 4k digital projector, with a 35-foot screen.  
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4. Storage space for a theater company’s gear and for the furniture needed 
for Council meetings. 

5. A small meeting room for Council’s closed sessions. 

6. An ample lobby and concession area.  Because some citizens have 
advocated a coffee shop at that location, perhaps the concession area could 
be expanded into a coffee shop which would be open throughout the day. 

7. A rooftop balcony where refreshments might be enjoyed. 

8. Restrooms capable of serving a capacity crowd. 

b. Sipe Center would fulfill other functions. 

1. Council Meetings.  As noted above, we anticipate that Town Council 
meetings will be held in Sipe Center.  This facility would alleviate our 
occasional, acute lack of space in the Council Chambers, and also, it 
would solve the chronic problem of the existing Chambers’ poor 
acoustics.   

2. Police Expansion.  More importantly, it would free the existing chambers 
for use by the Police Department.  By providing alternative space for the 
Council, Sipe Center would allow the PD to expand its footprint without a 
new building. 

 With the Council vacating the BCC, the Treasurer’s Office and PD would 
reallocate space on the first floor, thus allowing each to have adequate 
room.  We also hope that some type of lobby could be created, because 
our current lack of a waiting room creates some privacy concerns for 
citizens. 

3. Public Utilities.  On its roof, Sipe Center should contain an inconspicuous 
structure which could house concealed radio antennas.  The goals here are 
to assist telecommunications carriers in providing 5G telecom services to 
Bridgewater and to lessen the need for unsightly antennas elsewhere in 
town. 

c. An imagined, typical week for Sipe Center.   

 There might not be such a thing as a “typical” week at Sipe Center, but we can 
envision something like this: 
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1. Sunday. Theater rented to church (or other entity) on Sunday morning; 
movie shown early on Sunday evening. 

2. Monday.  Theater company uses the facility for rehearsal or performance. 

3. Tuesday.  Theater company use or Town Council meeting. 

4. Wednesday.  Theater company use, or perhaps a private party or public 
speaker. 

5. Thursday.  North River Library might use the space for their daytime 
public performances; movie shown in the evening. 

6. Friday.  Movie shown in the evening; occasional concerts and comedy 
shows. 

7. Saturday.  Theater rented for birthday-party use in the morning; matinee 
and evening showings of movies; occasionally a sporting event such as a 
streamed JMU or BC football game. 

 

IV. Paying for it.  

a. Capital Cost. 

 Based on industry averages, our estimated “all-in” cost is $1,190,000.  We anticipate 
a design-build process, so a guaranteed maximum price, or “GMP,” would be agreed 
upon before the Town committed to construct the building.  At a cost of $1,190,000, 
the annual debt service would be about $79,000, assuming we can catch current 
interest rates.  That yearly sum is well under the affordability threshold described on 
page two.7 

  

                                                        
7 The highest GMP meeting the affordability threshold would be about $1.3M. 
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 Though some might argue that additional parking would also have to be acquired, our 
prior analysis suggests that additional parking would be a luxury, not a necessity.  In 
our memo of December 8, 2017, we 
reported to you that 

“In the area around the 
Main Street and College 
Street intersection, there 
does not appear to us to be 
a “parking problem.” Our 
Zoning Code uses 500 feet 
as the maximum reasonable 
distance one could be 
expected to walk from a 
parking space to a 
destination. Staff has 
counted upwards of 60 on-
street spaces within 500 
feet of 100 North Main, as 
well as the 17 spaces in 
the public lot next to 
BB&T. Further, these 70-
plus spaces are rarely (if 
ever) all, or even mostly, 
occupied. The Police 
Department reports that 
illegal parking is not a 
problem in this area, and we haven’t received any 
complaints from citizens about a lack of parking.” 

 Thus, our plan would be to add parking incrementally and opportunistically, as we 
have done at Generations Park.  Buying land when it would not otherwise be for sale 
is expensive.  When we asked a nearby owner about selling his property, he said he 
would gladly sell it—at triple the assessed value!  Based on our experience at 
Generations Park, we are confident that we can add parking affordably over the next 
few years. 
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b. Offsetting the Capital Cost. 

 Although our plan would be to borrow the capital cost over 20 years, we also think 
we can pay back the loan much sooner than that.  The Town is seeking to sell two 
parcels of real estate on Don Litten Parkway, and staff proposes that all proceeds 
from those two parcels be devoted to pay down the debt.  Those properties are 
currently assessed at a total of $679,000, so they have the potential to reduce the debt 
quite considerably.  Applying these proceeds to the Sipe Center debt would easily 
halve the payback period. 

c. Operational Costs. 

 To meet the “mini-golf” standard of paying for itself, the theater must be able to 
generate its own operating expenses.  We assess that prospect as follows: 

1. Expenses. 

A. Labor, assuming that the theater will show movies Thursday-
Sunday, should be about $3,200 per month. 

B. We estimate $1,200 per month for utilities. 

C. Consumables, such as toilet paper, should be about $200 per month. 

D. Movie rentals, assuming that we show “second run” movies, a few 
weeks after they are removed from large theaters, should cost about 
$1,800 per month. 

E. We will address concessions on a “net” basis, so our estimated 
monthly cost is about $6,400. 

2. Revenues. 

A. We estimate 240 patrons over the course of each four-day movie run.  
Over the course of a month, our estimate is therefore 1,040.  Based 
on our experience at Generations Park and Sandy Bottom, we 
believe that slightly more than half of the patrons should be from out 
of town.  Assuming 600 paying guests each month—remember 
movies will be free with a B-Rec Card—and a movie price of $5, we 
estimate ticket revenues of $3,000. 

B. National averages suggest that each patron generates about $5 in 
concession profits, so we estimate about $5,200 in monthly 
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concession profits.  (Alas, even B-Rec members would have to pay 
for concessions.) 

C. There is considerable demand among churches for meeting spaces 
such as the Sipe Center (both for traditional worship services and 
contemporary services).  We believe that by renting the facility to a 
religious institution on Sundays, it could generate about $1,200 per 
month. 

D. As indicated above, we hope that a regional theater company would 
want to make Sipe Center its home.  Because that prospect is still 
quite uncertain, we have not projected any revenue for it.  Likewise, 
while we are certain that people will want to rent Sipe Center for 
private events, we have not calculated any consequent revenue.  
Estimating such revenue would be too speculative. 

3. Net. 

 Based on all this, we estimate Sipe Center revenues at about $9,400 
monthly.  That revenue stream would easily cover estimated costs of 
$6,400. 

 

V. Next Steps.  

Unless you object, we will place this issue on the agenda for your May 8 meeting.  
Obviously, we do not expect you to make a final decision that quickly.  Instead, our hope is 
that you will authorize us to proceed on the following schedule: 

• By May 14…Obtain IDA concurrence to proceed…The IDA is best equipped to 
construct the facility, because it already has in place the comprehensive design-
build guidelines we developed for Generations Park.8 

• By May 15…Issue Request for Qualifications to local firms.9 

• By June 10…Hold “listening session” with citizens.  Early in the design-build 
process, citizen comments can be incorporated into the design. 

                                                        
8 Although we are still developing our analysis, we doubt that the IDA would own the facility in the long 
run.  We believe it might be better for a new Bridgewater Recreational Facilities Authority to own and 
operate Sipe Center.  PRFA’s are expressly given the power to operate theaters.  The existing Recreation 
Commission could be reformed into a PRFA. 
 
9       The proposed RFQ/RFP is attached as Exhibit 3"
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• By June 15…Complete “short-listing” of contractors. 

• July 23…Proposals due from contractors. 

• By July 24…Obtain financing quotes. 

• By August 10…Complete contractor interviews and selection.  Verify 
guaranteed maximum price. 

• August 14…Seek Council approval for construction. 

• By August 16…Seek IDA confirmation. 

• By September 11...Complete financing and contracting. 

Using this design-build process would allow us the summer to refine our concept for Sipe 
Center, seek citizen input, and bring a final proposal to you on August 14. 
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Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)
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The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data
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N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11
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Property Address
City County State Zip Code

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map

Town of Bridgewater
102 N Main St
Bridgewater Rockingham VA 22812
Town of Bridgewater

Borrower/Client

Lender
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Location Map

Town of Bridgewater
102 N Main St
Bridgewater Rockingham VA 22812
Town of Bridgewater

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code
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Flood Map

Town of Bridgewater
102 N Main St
Bridgewater Rockingham VA 22812
Town of Bridgewater

Borrower/Client

Lender
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Flood Map

Town of Bridgewater
102 N Main St
Bridgewater Rockingham VA 22812
Town of Bridgewater

Borrower/Client

Lender

Property Address
City County State Zip Code

Page #9Main File No. 17-9535



Exhibit 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



LOCATED AT:

FOR:
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BY:
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102 N. MAIN STREET
SEE ATTACHED DEED BOOK REFERENCE & METES AND BOUND PLAT

BRIDGEWATER, VA  22812

TOWN OF BRIDGEWATER
201 GREEN STREET

BRIDGEWATER, VA  22812

DAVID  F. MILLER

APPRAISAL OF REAL PROPERTY

Form GA1 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

102 N. MAIN STREET
SEE ATTACHED DEED BOOK REFERENCE & METES AND BOUND PLAT

BRIDGEWATER, VA  22812

TOWN OF BRIDGEWATER
201 GREEN STREET

BRIDGEWATER, VA  22812

DAVID  F. MILLER

APPRAISAL OF REAL PROPERTY

LOCATED AT:

FOR:

AS OF:

BY:

Page #1



LAND APPRAISAL REPORT
File No.

S
U

B
JE

C
T

Borrower Census Tract Map Reference
Property Address
City County State Zip Code
Legal Description
Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD
Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions
Lender/Client Address
Occupant Appraiser Instructions to Appraiser

N
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G
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B
O

R
H

O
O

D

Location Urban Suburban Rural
Built Up Over 75% 25% to 75% Under 25%
Growth Rate Fully Dev. Rapid Steady Slow
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Oversupply
Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.
Present
Land Use

% One-Unit % 2-4 Unit % Apts. % Condo % Commercial
% Industrial % Vacant %

Change in Present
Land Use

Not Likely Likely (*) Taking Place (*)
(*) From To

Predominant Occupancy Owner Tenant % Vacant
One-Unit Price Range $ to $ Predominant Value $
One-Unit Age Range yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor
Employment Stability
Convenience to Employment
Convenience to Shopping
Convenience to Schools
Adequacy of Public Transportation
Recreational Facilities
Adequacy of Utilities
Property Compatibility
Protection from Detrimental Conditions
Police and Fire Protection
General Appearance of Properties
Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise)
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Dimensions = Corner Lot
Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
Highest and Best Use Present Use Other (specify)

Public Other (Describe)
Elec.
Gas
Water
San. Sewer

Underground Elect. & Tel.

OFF SITE IMPROVEMENTS
Street Access Public Private
Surface
Maintenance Public Private

Storm Sewer Curb/Gutter
Sidewalk Street Lights

Topo
Size
Shape
View
Drainage
Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)
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The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data
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Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11

Blue Ridge Appraisal, L.L.C.

0072397
NA 510134-0115.00 122A3-A-L134

102 N. MAIN STREET
BRIDGEWATER ROCKINGHAM VA 22812

SEE ATTACHED DEED BOOK REFERENCE & METES AND BOUND PLAT
NA NA NA

TAX EXEMPT NA NA
TOWN OF BRIDGEWATER 201 GREEN STREET, BRIDGEWATER, VA 22812

VACANT DAVID  F. MILLER FEE SIMPLE MARKET VALUE

50 5 5 20
10 10 COLLEGE

125,000 300,000 175,000
NEW 150 60

THE SUBJECT IS LOCATED ON MAIN
STREET, E. COLLEGE STREET, AND N. LIBERTY STREET IN THE TOWN OF BRIDGEWATER.  YOU FIND A WIDE VARIETY OF
DIFFERENT SIZE AND STYLE PROPERTIES WITH THE MAJORITY BEING WELL MAINTAINED.

SEE METES AND BOUND PLAT 9,369 SF
B-1 BUSINESS

COMMERCIAL DEVELOPMENT

AVAILABLE

AVAILABLE
AVAILABLE

ASPHALT

ON GRADE/ LEVEL
TYPICAL FOR AREA
GENERALLY RECTANGULAR
AVERAGE
ADEQUATE

51165C0388E ZONE X 500 8/18/14
THE SUBJECT LOT IS LOCATED IN A 500 YEAR FLOOD HAZARD AREA WHICH HAS LIMITED EFFECT ON VALUE.  THERE ARE NO
OTHER ADVERSE EASEMENTS OR ENCROACHMENTS EFFECTING THE SUBJECT PROPERTY.

102 N. MAIN STREET
BRIDGEWATER, VA 22812

NA
$/Sq. Ft. NA

INSP/ASSESS OFF

12/28/2017
AVERAGE
9,369 SF/AVG

IMPROVEMENTS NONE

CONV
NO CONCESS

HARPINE HWY
HARRISONBURG, VA 22801
5 MILES

3.16
95,000

MLS/545572

7/12/16
AVERAGE
30,056SF/AVG +1.50
NONE

CONV
NO CONCESS

1.5
Net 47.5 %

Gross 47.5 % 4.66

204 NATIONAL AVE
STAUNTON, VA 24401
25 MILES

2.42
40,000

MLS/553776

5/30/17
AVERAGE/FAIR +1.00
16,553SF/AVG +.50
NONE

CONV
NO CONCESS

1.5
Net 62.0 %

Gross 62.0 % 3.92

218 JOHN MARSHALL HWY
STRASBURG, VA 22641
50 MILES

3.82
50,000

ASSESSORS OFFICE

8/15/17
AVERAGE
9,714SF/AVG
OLD GARAGE +.50
(TO BE RAZED)

CONV
NO CONCESS

0.5
Net 13.1 %

Gross 13.1 % 4.32
THE MARKET AREA HAD TO BE EXPANED TO FIND COMPARABLE SALES.  AFTER ADJUSTMENTS FOR

DIFFERENCES THE PRICE PER SQUARE FEET IS FROM $3.92 TO $4.66 PER SQUARE FEET.

SINCE THIS WAS A VACANT TRACT THE ONLY APPLICABLE APPROACH WAS THE SALES
COMPARISON APPROACH.

AFTER THE ABOVE ANALYSIS I HAVE CONCLUDED THE SUBJECT LOT HAS A VALUE OF $4.25 PER SQUARE FOOT
OR 9369SF TIME $4.25/SF EQUALS $39,818 SAY $40,000 ROUND.

12/28/2017 40,000
DAVID  F. MILLER

01/09/2018

4001000367 VA

10/31/2019
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LAND APPRAISAL REPORT
File No.
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T

Borrower Census Tract Map Reference
Property Address
City County State Zip Code
Legal Description
Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD
Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions
Lender/Client Address
Occupant Appraiser Instructions to Appraiser
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Location Urban Suburban Rural
Built Up Over 75% 25% to 75% Under 25%
Growth Rate Fully Dev. Rapid Steady Slow
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Oversupply
Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.
Present
Land Use

% One-Unit % 2-4 Unit % Apts. % Condo % Commercial
% Industrial % Vacant %

Change in Present
Land Use

Not Likely Likely (*) Taking Place (*)
(*) From To

Predominant Occupancy Owner Tenant % Vacant
One-Unit Price Range $ to $ Predominant Value $
One-Unit Age Range yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor
Employment Stability
Convenience to Employment
Convenience to Shopping
Convenience to Schools
Adequacy of Public Transportation
Recreational Facilities
Adequacy of Utilities
Property Compatibility
Protection from Detrimental Conditions
Police and Fire Protection
General Appearance of Properties
Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise)
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Dimensions = Corner Lot
Zoning Classification Present Improvements Do Do Not Conform to Zoning Regulations
Highest and Best Use Present Use Other (specify)

Public Other (Describe)
Elec.
Gas
Water
San. Sewer

Underground Elect. & Tel.

OFF SITE IMPROVEMENTS
Street Access Public Private
Surface
Maintenance Public Private

Storm Sewer Curb/Gutter
Sidewalk Street Lights

Topo
Size
Shape
View
Drainage
Is the property located in a FEMA Special Flood Hazard Area? Yes No

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions)
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The  undersigned  has  recited  the  following  recent  sales  of  properties  most  similar  and  proximate  to  subject  and  has  considered  these  in  the  market  analysis.  The  description
includes  a  dollar  adjustment  reflecting  market  reaction  to  those  items  of  significant  variation  between  the  subject  and  comparable  properties.  If  a  significant  item  in  the
comparable  property  is  superior  to  or  more  favorable  than  the  subject  property,  a  minus  (–)  adjustment  is  made,  thus  reducing  the  indicated  value  of  subject;  if  a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address

Proximity to Subject
Sales Price $ $ $ $
Price $ $ $ $
Data Source(s)

ITEM DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Date of Sale/Time Adj.
Location
Site/View

Sales or Financing
Concessions
Net Adj. (Total) + – $ + – $ + – $
Indicated Value
of Subject $ $ $
Comments on Market Data

R
EC
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N

C
IL

IA
TI

O
N

Comments and Conditions of Appraisal

Final Reconciliation

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF TO BE $

Appraiser
Date of Signature and Report
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License
Date of Inspection (if applicable)

Supervisory Appraiser (if applicable)
Date of Signature
Title
State Certification # ST
Or State License # ST
Expiration Date of State Certification or License

Did Did Not Inspect Property Date of Inspection
08/11
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DEFINITION OF MARKET VALUE: 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,  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  each  acting  in  what  he  considers  his  own  best  interest;  (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.

* Adjustments  to  the  comparables  must  be  made  for  special  or  creative  financing  or  sales  concessions.   No  adjustments  are  necessary
for  those  costs  which  are  normally  paid  by  sellers  as  a  result  of  tradition  or  law  in  a  market  area;  these  costs  are  readily  identifiable
since  the  seller  pays  these  costs  in  virtually  all  sales  transactions.   Special  or  creative  financing  adjustments  can  be  made  to  the
comparable  property  by  comparisons  to  financing  terms  offered  by  a  third  party  institutional  lender  that  is  not  already  involved  in  the
property or transaction.  Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession
but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following
conditions:

1.   The  appraiser  will  not  be  responsible  for  matters  of  a  legal  nature  that  affect  either  the  property  being  appraised  or  the  title  to  it.   The  appraiser  assumes  that
the  title  is  good  and  marketable  and,  therefore,  will  not  render  any  opinions  about  the  title.   The  property  is  appraised  on  the  basis  of  it  being  under  responsible
ownership.

2.   The  appraiser  has  provided  a  sketch  in  the  appraisal  report  to  show  approximate  dimensions  of  the  improvements  and  the  sketch  is  included  only  to  assist
the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3.   The  appraiser  has  examined  the  available  flood  maps  that  are  provided  by  the  Federal  Emergency  Management  Agency  (or  other  data  sources)  and  has  noted
in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.  Because the appraiser is not a surveyor, he or she makes
no guarantees, express or implied, regarding this determination.

4.   The  appraiser  will  not  give  testimony  or  appear  in  court  because  he  or  she  made  an  appraisal  of  the  property  in  question,  unless  specific  arrangements  to  do
so have been made beforehand.

5.   The  appraiser  has  estimated  the  value  of  the  land  in  the  cost  approach  at  its  highest  and  best  use  and  the  improvements  at  their  contributory  value.  These
separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic
substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing
the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent  conditions of the property or
adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and
has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The
appraiser  will  not  be  responsible  for  any  such  conditions  that  do  exist  or  for  any  engineering  or  testing  that  might  be  required  to  discover  whether  such
conditions  exist.   Because  the  appraiser  is  not  an  expert  in  the  field  of  environmental  hazards,  the  appraisal  report  must  not  be  considered  as  an
environmental assessment of the property.

7.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be
reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such items that were furnished by other
parties.

8.   The  appraiser  will  not  disclose  the  contents  of  the  appraisal  report  except  as  provided  for  in  the  Uniform  Standards  of  Professional  Appraisal  Practice.

9.   The  appraiser  has  based  his  or  her  appraisal  report  and  valuation  conclusion  for  an  appraisal  that  is  subject  to  satisfactory  completion,  repairs,  or
alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report
(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal
organizations  or  the  firm  with  which  the  appraiser  is  associated)  to  anyone  other  than  the  borrower;  the  mortgagee  or  its  successors  and  assigns;  the  mortgage
insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality
of  the  United  States  or  any  state  or  the  District  of  Columbia;  except  that  the  lender/client  may  distribute  the  property  description  section  of  the  report  only  to  data
collection  or  reporting  service(s)  without  having  to  obtain  the  appraiser's  prior  written  consent.   The  appraiser's  written  consent  and  approval  must  also
be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.
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DEFINITION OF MARKET VALUE: 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,  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  each  acting  in  what  he  considers  his  own  best  interest;  (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.

* Adjustments  to  the  comparables  must  be  made  for  special  or  creative  financing  or  sales  concessions.   No  adjustments  are  necessary
for  those  costs  which  are  normally  paid  by  sellers  as  a  result  of  tradition  or  law  in  a  market  area;  these  costs  are  readily  identifiable
since  the  seller  pays  these  costs  in  virtually  all  sales  transactions.   Special  or  creative  financing  adjustments  can  be  made  to  the
comparable  property  by  comparisons  to  financing  terms  offered  by  a  third  party  institutional  lender  that  is  not  already  involved  in  the
property or transaction.  Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession
but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following
conditions:

1.   The  appraiser  will  not  be  responsible  for  matters  of  a  legal  nature  that  affect  either  the  property  being  appraised  or  the  title  to  it.   The  appraiser  assumes  that
the  title  is  good  and  marketable  and,  therefore,  will  not  render  any  opinions  about  the  title.   The  property  is  appraised  on  the  basis  of  it  being  under  responsible
ownership.

2.   The  appraiser  has  provided  a  sketch  in  the  appraisal  report  to  show  approximate  dimensions  of  the  improvements  and  the  sketch  is  included  only  to  assist
the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3.   The  appraiser  has  examined  the  available  flood  maps  that  are  provided  by  the  Federal  Emergency  Management  Agency  (or  other  data  sources)  and  has  noted
in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.  Because the appraiser is not a surveyor, he or she makes
no guarantees, express or implied, regarding this determination.

4.   The  appraiser  will  not  give  testimony  or  appear  in  court  because  he  or  she  made  an  appraisal  of  the  property  in  question,  unless  specific  arrangements  to  do
so have been made beforehand.

5.   The  appraiser  has  estimated  the  value  of  the  land  in  the  cost  approach  at  its  highest  and  best  use  and  the  improvements  at  their  contributory  value.  These
separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic
substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing
the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent  conditions of the property or
adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and
has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The
appraiser  will  not  be  responsible  for  any  such  conditions  that  do  exist  or  for  any  engineering  or  testing  that  might  be  required  to  discover  whether  such
conditions  exist.   Because  the  appraiser  is  not  an  expert  in  the  field  of  environmental  hazards,  the  appraisal  report  must  not  be  considered  as  an
environmental assessment of the property.

7.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be
reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such items that were furnished by other
parties.

8.   The  appraiser  will  not  disclose  the  contents  of  the  appraisal  report  except  as  provided  for  in  the  Uniform  Standards  of  Professional  Appraisal  Practice.

9.   The  appraiser  has  based  his  or  her  appraisal  report  and  valuation  conclusion  for  an  appraisal  that  is  subject  to  satisfactory  completion,  repairs,  or
alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report
(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal
organizations  or  the  firm  with  which  the  appraiser  is  associated)  to  anyone  other  than  the  borrower;  the  mortgagee  or  its  successors  and  assigns;  the  mortgage
insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality
of  the  United  States  or  any  state  or  the  District  of  Columbia;  except  that  the  lender/client  may  distribute  the  property  description  section  of  the  report  only  to  data
collection  or  reporting  service(s)  without  having  to  obtain  the  appraiser's  prior  written  consent.   The  appraiser's  written  consent  and  approval  must  also
be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1.  I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property
for  consideration  in  the  sales  comparison  analysis  and  have  made  a  dollar  adjustment  when  appropriate  to  reflect  the  market  reaction  to  those  items  of  significant
variation.   If  a  significant  item  in  a  comparable  property  is  superior  to,  or  more  favorable  than,  the  subject  property,  I  have  made  a  negative  adjustment  to  reduce
the  adjusted  sales  price  of  the  comparable  and,  if  a  significant  item  in  a  comparable  property  is  inferior  to,  or  less  favorable  than  the  subject  property,  I  have  made
a positive adjustment to increase the adjusted sales price of the comparable.

2.   I  have  taken  into  consideration  the  factors  that  have  an  impact  on  value  in  my  development  of  the  estimate  of  market  value  in  the  appraisal  report.   I  have  not
knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the
appraisal report are true and correct.

3.  I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent
and limiting conditions specified in this form.

4.  I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal interest or bias with
respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report
on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present
owners or occupants of the properties in the vicinity of the subject property.

5.  I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this
appraisal is contingent on the appraised value of the property.

6.  I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,
the  attainment  of  a  specific  result,  or  the  occurrence  of  a  subsequent  event  in  order  to  receive  my  compensation  and/or  employment  for  performing  the  appraisal.  I
did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7.  I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal
Standards  Board  of  The  Appraisal  Foundation  and  that  were  in  place  as  of  the  effective  date  of  this  appraisal,  with  the  exception  of  the  departure  provision  of  those
Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value
and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the
reconciliation section.

8.   I  have  personally  inspected  the  interior  and  exterior  areas  of  the  subject  property  and  the  exterior  of  all  properties  listed  as  comparables  in  the  appraisal  report.
I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate
vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that
I had market evidence to support them.  I have also commented about  the effect of the adverse conditions on the marketability of the subject property.

9.   I  personally  prepared  all  conclusions  and  opinions  about  the  real  estate  that  were  set  forth  in  the  appraisal  report.  If  I  relied  on  significant  professional
assistance  from  any  individual  or  individuals  in  the  performance  of  the  appraisal  or  the  preparation  of  the  appraisal  report,  I  have  named  such  individual(s)  and
disclosed the specific tasks performed by them in the reconciliation section of this appraisal report.  I certify that any individual so named is qualified to perform
the  tasks.  I  have  not  authorized  anyone  to  make  a  change  to  any  item  in  the  report;  therefore,  if  an  unauthorized  change  is  made  to  the  appraisal  report,  I  will  take
no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:
I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,
agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:
Name: Name:
Date Signed: Date Signed:
State Certification #: State Certification #:
or State License #: or State License #:
State: State:
Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1.  I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property
for  consideration  in  the  sales  comparison  analysis  and  have  made  a  dollar  adjustment  when  appropriate  to  reflect  the  market  reaction  to  those  items  of  significant
variation.   If  a  significant  item  in  a  comparable  property  is  superior  to,  or  more  favorable  than,  the  subject  property,  I  have  made  a  negative  adjustment  to  reduce
the  adjusted  sales  price  of  the  comparable  and,  if  a  significant  item  in  a  comparable  property  is  inferior  to,  or  less  favorable  than  the  subject  property,  I  have  made
a positive adjustment to increase the adjusted sales price of the comparable.

2.   I  have  taken  into  consideration  the  factors  that  have  an  impact  on  value  in  my  development  of  the  estimate  of  market  value  in  the  appraisal  report.   I  have  not
knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the
appraisal report are true and correct.

3.  I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent
and limiting conditions specified in this form.

4.  I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal interest or bias with
respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report
on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present
owners or occupants of the properties in the vicinity of the subject property.

5.  I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this
appraisal is contingent on the appraised value of the property.

6.  I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,
the  attainment  of  a  specific  result,  or  the  occurrence  of  a  subsequent  event  in  order  to  receive  my  compensation  and/or  employment  for  performing  the  appraisal.  I
did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7.  I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal
Standards  Board  of  The  Appraisal  Foundation  and  that  were  in  place  as  of  the  effective  date  of  this  appraisal,  with  the  exception  of  the  departure  provision  of  those
Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value
and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the
reconciliation section.

8.   I  have  personally  inspected  the  interior  and  exterior  areas  of  the  subject  property  and  the  exterior  of  all  properties  listed  as  comparables  in  the  appraisal  report.
I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate
vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that
I had market evidence to support them.  I have also commented about  the effect of the adverse conditions on the marketability of the subject property.

9.   I  personally  prepared  all  conclusions  and  opinions  about  the  real  estate  that  were  set  forth  in  the  appraisal  report.  If  I  relied  on  significant  professional
assistance  from  any  individual  or  individuals  in  the  performance  of  the  appraisal  or  the  preparation  of  the  appraisal  report,  I  have  named  such  individual(s)  and
disclosed the specific tasks performed by them in the reconciliation section of this appraisal report.  I certify that any individual so named is qualified to perform
the  tasks.  I  have  not  authorized  anyone  to  make  a  change  to  any  item  in  the  report;  therefore,  if  an  unauthorized  change  is  made  to  the  appraisal  report,  I  will  take
no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:
I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,
agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:
Name: Name:
Date Signed: Date Signed:
State Certification #: State Certification #:
or State License #: or State License #:
State: State:
Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property
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REQUEST FOR QUALIFICATIONS 

May 1, 2018 
 
 

Sipe Center, if construction is authorized, will occupy the most iconic corner in 

Bridgewater, 100 N. Main Street, and its design will evoke the original building to stand there:  

the 1860’s-era building most popularly known as “Sipe’s Store.” 

The Town’s objectives for Sipe Center are threefold:   

• First, ever since it demolished the unsafe structures on the property in 2017, the Town 

has recognized that the land should be occupied by a structure worthy of its location at 

the corner Main Street and College Street.  Thus, the Town has resisted the temptation 

to do something expedient and insignificant with the property.  Sipe Center would be an 

iconic structure for an iconic property.   

• Secondly, the Town is well known for the matchless amenities it provides its citizens, 

from Generations Park to Wildwood Park to the Sandy Bottom Golf Center.  With a 

movie theatre also capable of hosting live performances, Sipe Center would stand on 

the shoulders of these earlier projects to enhance the lives of Bridgewater residents.   

• Finally, the construction of Sipe Center would relieve the chronic overcrowding in the 

offices of the Town police department.  Town Council meetings would be moved to 

Sipe Center, thereby freeing the existing Council Chambers for police use. 

For years, the construction of a “police building” has seemed inevitable, yet too 

daunting to undertake.  The Sipe Center would alleviate the need for a separate building 

and would keep the police force headquartered with other Town offices. 

Because the Town will proceed with a design-build methodology, it expects contractors 

(and their affiliated architects or engineers) to assist in designing a building which satisfies these 



objectives.  Still, the Town staff has spent countless hours contemplating and debating the 

characteristics of Sipe Center, and the following features seem likely: 

1. Sipe Center should contain a movie theatre seating approximately 200 patrons.  There 

also need to be a stage and ancillary areas allowing the facility to host live 

performances and Council meetings.  Of course, a lobby, a concession area, and 

restrooms will also be required.   

a. Ancillary areas include meeting space for approximately 10 people, an 

appropriate backstage area for live theater groups, and ample storage space. 

b. We are considering the possibility of having the concession area open even 

when the theater itself is not.  For example, it could serve as a coffee shop.  This 

will likely be a cost-driven decision. 

2. If feasible, there should be an outdoor gathering area of some kind.  It could be on the 

rooftop or a balcony. 

3. On its roof, Sipe Center should contain an inconspicuous structure which could house 

concealed radio antennas.  The goals here are to assist telecommunications carriers in 

providing 5G telecom services to Bridgewater and to lessen the need for unsightly 

antennas elsewhere in town. 

The Town having determined that competitively sealed bidding would not be fiscally 

advantageous, the procurement process will be straightforward.  Interested firms must submit 

statements of their relevant qualifications to the Town no later than June 14.  (The SOQ’s must 

be received by that date.) The SOQ’s will be evaluated by Town staff, along with its architectural 

consultant, Pennie Zinn Garber, and contractors who are placed on the “short list” will be invited 

to make a proposal.1  Importantly, we expect to develop the short list on a rolling basis, so 

contractors who submit their SOQ’s early may have extra time to prepare their proposals.  

Proposals will be due on July 23. 

                                                                 
1 The RFP is attached. 

The short-listing decisions will be based on the following factors: (i) experience with design-build 
projects, (ii) experience with construction of the scale required for Sipe Center, (iii) distinctiveness of 
prior projects, (iv) depth of design team. 



Town staff will conduct a “listening session” for citizens while this RFQ is pending, and of 

course, this session could further inform our expectations for Sipe Center. 

Construction of the Sipe Center would be undertaken by the Town’s Industrial 

Development Authority.  SOQ’s and questions should be addressed to the IDA’s staff liaison, 

Alex Wilmer.  Copies of the IDA’s design-build procedures are available upon request. 

Importantly, although both the Town Council and the IDA have authorized the issuance of 

this RFQ, neither has committed to build the facility.  We expect a final decision on construction 

on or about August 14, 2018. 

 
 

      TOWN OF BRIDGEWATER, VIRGINIA 
 
 
 
      By: ________________________________ 
            Town Manager 

  



BRIDGEWATER INDUSTRIAL DEVELOPMENT AUTHORITY 
(“BIDA”) 

 
REQUEST FOR PROPOSAL 

Request for Proposal Number:  BIDA-2018-1 

Subject:  DESIGN-BUILD CONTRACT FOR SIPE CENTER 

TO SHORT-LISTED CONTRACTORS: 

Written proposals for the supply of the goods and services described below will be accepted 
until July 23, 2018, at 5:00 pm. 

The goods and services are the design and construction of the Sipe Center, as more fully 
described below. 

I. General Matters 
a. All proposals must include a Guaranteed Maximum Price. 
b. All proposals should include an estimated completion date. 
c. Because this is a design-build project, the proposals need not consist of full 

schematics suitable for building the facility, but they must be more than the 
conceptual guidance provided in this request. They must be sufficient for the 
Town to determine the proposed facility’s appearance, safety, quality, and utility. 

d. Offerors are invited submit alternatives to the specifications set forth in this 
request, if they believe that such modifications will create a better (or less 
expensive) facility. Such alternatives may be to materials or design, but they 
must be plainly identified. If it would be cost effective for the Town to purchase 
certain materials directly, Offerors should so state. 

e. All provisions of a proposal are subject to refinement at the interview stage. 
f. A pre-proposal meeting will be held at the Bridgewater Community Center on 

June X, 2018, at 2:00pm. At this meeting, short-listed Offerors may address 
questions and comments to Town representatives and to the architects 
informally. The meeting will also include a visit to the site. 

g. The Town’s design-build consultant is Lineage Architects of Verona, Virginia. 
Questions concerning this request should be emailed to the consultant (at 
braintrust@sipecenter.com) who will respond in writing to all entities which have 
which have responded to the RFQ. 

h. It is imperative that the Successful Contractor have procedures in place to 
protect neighbors from the ill effects of construction. 



i. The Town understands that street closures may be necessary, but such closures 
will be allowed only in accord with the Town’s policies and must be scheduled to 
minimize traffic disruption. 

II. Description of Goods and Services 
a. The project is the design and construction of “Sipe Center,” as described in the 

Request for Qualifications.  With only the exceptions noted herein, the contract is 
to be for a turnkey product, ready for occupancy and use. 

b. The description of the project, list objectives, and list of expected features in the 
RFQ is incorporated herein. 

c. Sipe Center should be designed to be a state-of-the-art facility with an exterior 
design evocative of the previous building.  Our conceptual design is attached. 

d. Movie projection equipment, sound equipment, the movie screen, and theatre 
seating are all included in the project.  The project also includes an outdoor 
marquee to describe upcoming theatre events.  The marquee must be 
changeable from within the building.  
 
Any necessary counter space in the lobby and concession areas is included, but 
the project excludes POS equipment, ticket printing equipment, food preparation 
equipment, and the like. 

III. In evaluating proposals, the Town will assess (1) the Offeror’s skill and expertise, 
both in construction and design, (2) the thoroughness and creativity of the proposal 
and its responsiveness to the terms of this request, (3) the quality of the materials to 
be used in the construction, including the, (4) the aesthetic qualities of the proposed 
facility, and (5) the guaranteed maximum price.  By statute, price is a critical basis for 
the award of the contract. 

IV. Insurance, Indemnity & Other Legal Matters. 
a. The terms of this document shall form a portion of any contract between the 

Town and the Successful Contractor. 
b. The Successful Contractor agrees and covenants that he shall indemnify and 

hold the Town and its employees and agents harmless against and from all 
liability, claims, damages and costs, including attorneys’ fees of every kind 
attributable to bodily injury, sickness, disease or death or to damage to or 
destruction of property resulting from or in any manner arising out of or in 
connection with the project and the performance of the work under the contract, 
whether or not caused in part by a person or entity indemnified by this 
agreement. 

c. Each Offeror, by submitting a proposal in response to this request for proposals, 
represents that the Contractor has read and understands the contract 
specifications and has familiarized himself with all federal, state and local laws, 
ordinances, rules and regulations that in any manner may affect the cost, 
progress or performance of the work.  

d. The failure or omission of the Successful Contractor to receive or examine any 
form, instrument, addendum or other documents, or to acquaint himself with 
conditions existing at the site, shall in no way relieve him from any obligations 
with respect to his proposal or to the contract.  



e. Contractors are referred to Chapter 11 of Title 54.1 of the Code of Virginia, 
concerning residency issues, licensing issues, and evidence of licensure. 
Contractors shall submit proper evidence of their Class A licensure.  

f. The Successful Contractor shall pay all state, local, and federal taxes. Said taxes 
shall not be in addition to the contract price between the Town and the 
Successful Contractor, as the taxes shall be an obligation of the Successful 
Contractor and not of the Town, and the Town shall be held harmless for the 
same by the Successful Contractor.  

g. If a proposal contains proprietary information or trade secrets, such information 
must be submitted in a separate sealed and envelope, and clearly marked as 
such. 

h. Notwithstanding any other provision of this Request, BIDA reserves the rights to 
waive any informality in proposals and to reject any or all proposals.  

i. The contract documents shall be subject to and governed by the laws of the 
Commonwealth of Virginia and the Town. Any dispute arising out of the contract 
documents, their performance, or their interpretation shall be litigated only in the 
Circuit Court of the County of Rockingham, Virginia.  

j. The Successful Contractor will be required to furnish a Performance Bond and a 
Labor and Material Payment Bond in accordance with the requirements of § 2.2- 
4337 of the Code of Virginia.  

k. The Successful Contractor agrees and covenants that his agents and employees 
shall comply with all Town, County, State and Federal laws, and rules and 
regulations applicable to the business to be conducted under the contract.  

l. The Successful Contractor shall ensure that its employees observe and exercise 
all necessary caution and discretion so as to avoid injury to person or damage to 
property of any and all kinds. 

m. The Successful Contractor shall maintain insurance to protect itself and the Town 
from claims under the Workmen’s Compensation Act, and from any other claim 
for damages for personal injury, including death, and for damages to property 
which may arise from operations under this contract, whether such operations be 
by the offeror or by any subcontractor or anyone directly employed by either of 
them. Such insurance shall conform to the specifications below, or the 
requirements of applicable law, if greater. The Successful Contractor shall deliver 
Certificates of Insurance from carriers acceptable to the owner specifying such 
limits, with the Town named as an additional insured. In addition the insurer shall 
agree to give the Town 30 days’ notice of any termination of coverage.  
° Workmen’s Compensation and Employer’s Liability  

Coverage A - Coverage B - Coverage C - All States Endorsement  

Statutory Requirements $100,000 Per Occurrence $100,000/$100,000 
Accident and/or Disease  

° Automobile Liability, including Owned, Non-Owned and Hired Car 
Coverage Bodily Injury - $2,000,000 each person, $2,000,000 each 
occurrence Property Damage - $250,000 each occurrence  



°  Comprehensive General Liability Bodily Injury - $2,000,000 per 
occurrence, $2,000,000 annual aggregate Property Damage - $250,000 per 
occurrence, $250,000 annual aggregate  
Including Completed Operations/Products, Contractual Liability for 
Specified Agreement, Personal Injury, (XCU) Explosion, Collapse and 
Underground Coverage, Broad Form Property Damage  

n. The Successful Contractor for this project shall take one of the two following 
actions within seven days after the receipt of amounts paid to him by BIDA for 
work performed by his subcontractor(s) under the contract:  (1) Pay the 
subcontractor(s) for the proportionate share of the total payment received from 
BIDA attributable to the work performed by the subcontractor(s) under the 
contract; or (2) Notify the Town and subcontractor(s), in writing, of his intention to 
withhold all or a part of the subcontractor’s payment with the reason for 
nonpayment. 

o. BIDA reserves the right to terminate the contract immediately: 1) in the event that 
the Successful Contractor discontinues or abandons operations; 2)is adjudged 
bankrupt, or reorganized under any bankruptcy law; or 3) fails to keep in force 
any required insurance policies or bonds.  

p. Failure of the Successful Contractor to comply with any section or part of its 
contract will be considered grounds for immediate cancellation of the contract by 
BIDA.  If the Successful Contractor has not breached the contract but the BIDA 
cancels it, the Successful Contractor will be paid by BIDA for all scheduled work 
completed satisfactorily by the Successful Contractor up to the termination date 
set in the written cancellation notice.  

q. For purposes of this RFP, “BIDA” refers to the Bridgewater Industrial 
Development Authority.  The “Town” refers to both BIDA and The Town of 
Bridgewater, Virginia. 

V. Non-Discrimination Provisions. 
a. During the performance of this contract, the Successful Contractor agrees as 

follows:  
i. The Successful Contractor will not discriminate against any employee or 

applicant for employment because of race, religion, color, sex, national 
origin, age, disability, or other basis prohibited by state law relating to 
discrimination in employment, except where there is a bona fide 
occupational qualification reasonably necessary to the normal operation 
of the Contractor. The Successful Contractor agrees to post in 
conspicuous places, available to employees and applicants for 
employment, notices setting forth the provisions of this nondiscrimination 
clause.  

ii. The Successful Contractor, in all solicitations or advertisements for 
employees placed by or on behalf of the Successful offeror, will state that 
such Contractor is an equal opportunity employer.  

iii. Notices, advertisements and solicitations placed in accordance with 
federal law, rule or regulation shall be deemed sufficient for the purpose 
of meeting the requirements of this section.  



iv. The Successful offeror shall include the provisions of the foregoing 
paragraphs of this section in every subcontract or purchase order of over 
$10,000 so that the provisions will be binding upon each subcontractor or 
vendor.  

b. THE TOWN DOES NOT DISCRIMINATE AGAINST FAITH-BASED 
ORGANIZATIONS.  

 
 


