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ANALYSIS AND ADJUSTMENT OF SALES 
The sales are compared to the subject and adjusted to account for material differences 
that affect value. The following table summarizes the adjustments we make to each 
sale. 

LAND SALES ADJUSTMENT GRID 
Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5

Name SBC 
Administrative 

Office

Vacant 
Commercial Land

Vacant Commercial 
Land

Vacant 
Commercial Land

Vacant 
Commercial Land

Parking Lot

Address 44 S. Vail 
Avenue

119 S. Arlington 
Heights Road

555 Golf Road 1352 N. Rand 
Road

1131 E. Dundee 
Road

307-335 N. 
Dunton Avenue

City Arlington Heights Arlington Heights Arlington Heights Palatine Palatine Arlington Heights
County Cook Cook Cook Cook Cook Cook
Sale Date Jun-01 Under contract Mar-04 Apr-03 Oct-05
Sale Price $325,000 $840,000 $1,850,000 $1,040,500 $2,250,000
Square Feet 48,114 8,550 27,443 44,400 38,266 26,268
Acres 1.10 0.20 0.63 1.02 0.88 0.60
Zoning Code B-5 B-3 OT B-2 B-2 B-5
Zoning Description General Business Transitional Office/Transitional Commercial Commercial General Business

$38 $31 $42 $27 $86
Fee simple Fee simple Fee simple Fee simple Fee simple

0% 0% 0% 0% 0%

0% 0% 0% 0% 0%

0% 0% 0% 0% -25%
MARKET CONDITIONS 3/22/2006
ANNUAL % ADJUSTMENT 5% 24% 0% 10% 15% 2%

$47 $31 $46 $31 $66
Superior Superior Superior Superior Similar

-5% -5% -5% -5% 0%
Superior Superior Similar Similar Superior

-10% -5% 0% 0% -5%
Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%
Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%
Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%
-$7.07 -$3.06 -$2.29 -$1.56 -$3.28
-15% -10% -5% -5% -5%

$40 $28 $44 $30 $62
5% -10% 5% 9% -27%

$28 - $62
$41
$35Indicated Value

Overall Adjustment

Average
Range of Adjusted Prices

Net $ Adjustment
Net % Adjustment

Price Per Square Foot

ENTITLEMENTS

% ADJUSTMENT

PROPERTY RIGHTS
% ADJUSTMENT

FINANCING TERMS
% ADJUSTMENT

UTILITY

Final Adjusted Price

SIZE
% ADJUSTMENT

% ADJUSTMENT

CONDITIONS OF SALE

CUMULATIVE ADJUSTED PRICE
LOCATION

% ADJUSTMENT

% ADJUSTMENT

ZONING
% ADJUSTMENT
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LAND VALUE CONCLUSION – IMPROVED PARCEL 
We give greatest weight to sales No. 1 thru No. 4, and arrive at a land value conclusion 
as follows: 

LAND VALUE CONCLUSION
Indicated Value per Square Foot $35
Subject Square Feet 48,114.00
Indicated Value $1,683,990
Rounded $1,680,000

3  
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LAND VALUATION – PARKING LOT (EXCESS LAND) 
SBC owns a parking lot located across the street from the subject building. This parcel is 
zoned R-3 – single family residential.  However, the Village of Arlington Heights granted 
a variance to Illinois Bell Telephone Company to use the land as a parking lot. This 
variance was granted in 1959. The use will revert to those uses permitted by R-3 zoning 
should ownership of this parcel change. 

To develop an opinion of the subject’s land value, as if vacant and available to be 
developed to its highest and best use, we utilize the sales comparison approach. Our 
search for comparable sales focused on transactions most relevant to the subject in terms 
of location, size, highest and best use, and transaction date. We have performed separate 
analyses for the improved parcel and for the parking lot. The most relevant sales for the 
parking lot are summarized in the following table.   

S U M M A R Y  O F  C O M P A R A B L E  L A N D  S A L E S

N o . N a m e /A d d re s s
S a le
D a te S a le  P r ic e

S F ;
A c re s Z o n in g

$ /S F
L a n d

1 1 1 8  U n it  C o n d o  S ite J a n -0 6 $ 5 ,0 0 0 ,0 0 0 9 5 ,0 0 0 R -1 $ 5 2 .6 3
8 4 1  G ra c e la n d 2 .1 8
D e s  P la in e s
C o o k  C o u n ty
IL
T a x  ID : 0 9 -1 7 -4 2 5 -0 1 3  th ru  0 1 7 ; a n d  0 4 1  th ru  0 4 4
G ra n to r :  C ity  o f  D e s  P la in e s
G ra n te e :  8 4 1  G ra c e la n d  L L C

2 S F R  S u b d iv is io n  S ite O c t-0 5 $ 3 ,0 0 0 ,0 0 0 1 2 2 ,5 3 1 B -2 $ 2 4 .4 8
M a r tin  L a n e 2 .8 1
A rlin g to n  H e ig h ts
C o o k  C o u n ty
IL
T a x  ID : 0 8 -1 6 -2 0 4 -0 0 3  th ru  0 0 6
G ra n to r :  F ir s t  M id w e s t B a n k  T ru s t  # 5 3 4 2
G ra n te e :  L e n n a r  C o m m u n itie s  o f  C h ic a g o , L L C

3 S F R  S u b d iv is io n  S ite M a y -0 4 $ 2 ,2 0 0 ,0 0 0 1 5 0 ,0 0 0 R -1 $ 1 4 .6 7
1 7 3 7  E . T o u h y  A v e . 3 .4 4
D e s  P la in e s
C o o k  C o u n ty
IL
T a x  ID : 0 9 -3 3 -1 0 4 -0 0 1  e t  a l
G ra n to r :  M ille n iu m  D e v e lo p e r s ,  In c .
G ra n te e :  B u c k in g h a m  P o in te

4 T o w n h o m e  S ite N o v -0 4 $ 6 1 0 ,0 0 0 5 3 ,2 6 0 R r-1 $ 1 1 .4 5
8 5 4  W . N o r th w e s t H ig h w a y 1 .2 3
P a la tin e
C o o k  C o u n ty
IL
T a x  ID : 0 2 -0 9 -4 0 7 -0 0 8
G ra n to r :  A m c o re  In v e s tm e n t G ro u p , T ru s t  #  3 6 5 4
G ra n te e :  G e ra ld  &  E le a n o r  B a lo g

5 S F R  S u b d iv is io n  S ite A p r -0 5 $ 7 5 0 ,0 0 0 4 7 ,5 2 0 R -1 $ 1 5 .7 8
2 5 6 0  P fin g s te n  R o a d 1 .0 9
N o r th b ro o k
C o o k  C o u n ty
IL
T a x  ID : 0 4 -2 0 -2 0 0 -0 4 3
G ra n to r :  R ic e  F o u n d a tio n s
G ra n te e :  D e e r  &  S to n e  
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COMPARABLE LAND SALES MAP 
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ANALYSIS AND ADJUSTMENT OF SALES 
The sales are compared to the subject and adjusted to account for material differences 
that affect value. The following table summarizes the adjustments we make to each 
sale. 

LAND SALES ADJUSTMENT GRID 
Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5

Name Parking Lot 118 Unit Condo SFR Subdivision SFR Subdivision Townhome Site SFR Subdivision 
Address 38-40 S. Vail 841 Graceland Martin Lane 1737 E. Touhy 854 W. Northwest 2560 Pfingsten 
City Arlington Heights Des Plaines Arlington Heights Des Plaines Palatine Northbrook
County Cook Cook Cook Cook Cook Cook
Sale Date Jan-06 Oct-05 May-04 Nov-04 Apr-05
Sale Price $5,000,000 $3,000,000 $2,200,000 $610,000 $750,000
Square Feet 14,000 95,000 122,531 150,000 53,260 47,520
Acres 0.32 2.18 2.81 3.44 1.23 1.09

$53 $24 $15 $11 $16
Fee Simple Fee Simple Fee Simple Fee  Simple Fee Simple

0% 0% 0% 0% 0%

0% 0% 0% 0% 0%

0% 0% 0% 0% 0%
MARKET CONDITIONS 3/22/2006

ANNUAL % ADJUSTMENT 5% 1% 2% 10% 7% 5%
$53 $25 $16 $12 $17

Superior Inferior Inferior Inferior Inferior
-15% 20% 20% 20% 20%

Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%

Inferior Inferior Inferior Inferior Inferior
5.0% 10% 10% 5% 5%

Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%

Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%

Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%

-$5.32 $7.49 $4.84 $3.06 $4.14
-10% 30% 30% 25% 25%

$48 $32 $21 $15 $21
-9% 33% 43% 34% 31%

$15 - $48
$27
$27Indicated Value

Overall Adjustment

Average
Range of Adjusted Prices

Net $ Adjustment
Net % Adjustment

Price Per Square Foot

ENTITLEMENTS

% ADJUSTMENT

PROPERTY RIGHTS
% ADJUSTMENT

FINANCING TERMS
% ADJUSTMENT

UTILITY

Final Adjusted Price

SIZE
% ADJUSTMENT

% ADJUSTMENT

CONDITIONS OF SALE

CUMULATIVE ADJUSTED PRICE
LOCATION

ACCESS/EXPOSURE
% ADJUSTMENT

% ADJUSTMENT

% ADJUSTMENT

ZONING
% ADJUSTMENT

 
LAND VALUE CONCLUSION – PARKING LOT (EXCESS LAND) 

Placing equal reliance on all sales, we arrive at a land value conclusion as follows: 

LAND VALUE CONCLUSION
Indicated Value per Square Foot $27
Subject Square Feet 14,000.00
Indicated Value $378,000
Rounded $380,000

3  
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COST APPROACH 
The table below summarizes our valuation by the cost approach. The replacement cost 
new of the improvements is estimated using Marshall Valuation Service. 

Bldg Name Occupancy MVS Class Quality Quantity Unit Unit Cost Cost New
Above ground space Single Tenant C Average 38,142 SF $81.86 $3,122,304
Basement Single Tenant – – 19,071 SF $58.04 $1,106,881
Subtotal - Building Improvements $4,229,185
Site Improvements $38,595
Subtotal $4,267,780
Plus: Indirect Cost 5.0% $213,389
Subtotal $4,481,169
Plus:  Entrepreneurial Incentive 5.0% $224,058
Total Replacement Cost 
New

$4,705,227

Accrued Depreciation
Deferred Maintenance $0
Remaining Cost $4,705,227
Age-Life Depreciation 43.6% -$2,051,578
Functional Obsolescence 0.0% $0
External Obsolescence 0.0% $0
Total Accrued Depreciation -$2,051,578
Depreciated Replacement Cost $2,653,650
Rounded $2,650,000

Value Indication
Depreciated Replacement Cost $2,650,000
Land Value $1,680,000
Indicated Property Value $4,330,000
Rounded $4,330,000

Replacement Cost New
COST APPROACH VALUATION
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INCOME CAPITALIZATION APPROACH 
OCCUPANCY STATUS OF THE PROPERTY 

The property is completely owner-occupied. 

MARKET RENT ANALYSIS 
Contract rents typically establish income for leased space, and market rent is the basis 
for estimating income for current vacant space and future speculative re-leasing of 
space due to expired leases. Because the subject is 100% owner occupied, we use 
market rent to establish potential gross income. To estimate market rent, we analyze 
the comparable rentals summarized in the following table. 

No. Property Information Tenant SF
Lease 
Start

Term 
(Mos.) Rent/SF Lease Type

1 Commerce Point II Concord Homes 42,486 05/05 130 $12.80 Net
3850 N. Wilke Road
Arlington Heights
Cook County
IL

2 Arlington Executive Court Confidential 1,500 03/06 36 $14.00 Net
2015 S. Arlington Heights 
Arlington Heights
Cook County
IL

3 Countryside Office Park Confidential 2,800 01/06 36-60 $14.50 Gross
1210-1278 W. Northwest 
Palatine
Cook County
IL

4 Discovery Office Park World Commerce 15,000 05/06 72 $15.50 Gross
1014 E. Algonquin Road
Schaumburg
Cook County
IL

5 Discovery Office Park Pay Cycle 11,670 05/06 60 $15.25 Gross
1014 E. Algonquin Road
Schaumburg
Cook County
IL

SUMMARY OF COMPARABLE RENTALS
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COMPARABLE RENTALS MAP 
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Rent 1 
Commerce Point II 

 

Rent 2 
Arlington Executive Court 

 

 

Rent 3 
Countryside Office Park 

 

Rent 4 
Discovery Office Park 

 

 
Rent 5 

Discovery Office Park 
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Analysis of Comparable Rentals 
The comparable rentals are compared with the subject and adjusted to reflect material 
differences that affect market rental value. The following table summarizes our 
analysis of each comparable.  

RENTAL ADJUSTMENT GRID
Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5

Property Name SBC Commerce Point II Arlington Countryside Office Discovery Office Discovery Office 
Address 44 S. Vail 

Avenue
3850 N. Wilke 

Road
2015 S. Arlington 

Heights Road
1210-1278 W. 

Northwest 
Highway

1014 E. Algonquin 
Road

1014 E. Algonquin 
Road

City Arlington Arlington Heights Arlington Heights Palatine Schaumburg Schaumburg
County Cook Cook Cook Cook Cook Cook
State Illinois IL IL IL IL IL
Lease Start Date May-05 Mar-06 Jan-06 May-06 May-06
Term of Lease 130 36 36-60 72 60
Tenant Name Concord Homes Confidential Confidential World Commerce Pay Cycle
Leased SF             57,213 42,486 1,500 2,800 15,000 11,670
Lease Type NAP Net Net Gross Gross Gross
Year Built 1956 1989 1980 1982 1983 1983

$13.34 $14.00 $15.00 $17.00 $16.50

$0.00 $0.00 -$8.00 -$5.00 -$5.00

0% 0% 0% 0% 0%
MARKET CONDITIONS 3/22/2006 May-05 March-06 January-06 May-06 May-06
ANNUAL % ADJUSTMENT 3% 3% 0% 1% 0% 0%

$13.74 $14.00 $7.07 $12.00 $11.50
Similar Similar Superior Inferior Inferior

0% 0% -2.5% 2.5% 2.5%
Similar Superior Superior Similar Similar

0% -15% -15% 0% 0%
Superior Superior Similar Similar Similar

-5% -5% 0% 0% 0%
Superior Superior Superior Superior Superior

-10% -10% -10% -10% -10%
Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%
-$2.06 -$4.20 -$1.94 -$0.90 -$0.86
-15% -30% -28% -8% -8%

$11.68 $9.80 $5.13 $11.10 $10.64
-12% -30% -66% -35% -36%

Indicated Rent

Final Adjusted Price

Effective Rent Per Rentable SF

$5 - $12

CONDITIONS OF LEASE

ECONOMIC CHARACTERISTICS

BUILDING QUALITY
% ADJUSTMENT

AGE/CONDITION

EXPENSE STRUCTURE
$ ADJUSTMENT

% ADJUSTMENT

% ADJUSTMENT

CUMULATIVE ADJUSTED RENT
LOCATION

% ADJUSTMENT

% ADJUSTMENT

% ADJUSTMENT

SIZE

Average
Range of Adjusted Rents

Net $ Adjustment
Net % Adjustment

Overall Adjustment

$9.50
$9.67

 

 

Market Rent Conclusion 
Based on the preceding analysis of comparable rentals, we conclude market lease terms 
for the subject as follows: 

CONCLUDED MARKET LEASE TERMS

Space Type SF

Market 
Rent/
SF/Yr

Rent
Escal.

Lease 
Type

Lease 
Term 

(Mos.)
Office 57,213 $9.50 3% Net 36

 




