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RE: MWVCA Professional Office 
 615 Commercial St NE 
 Salem, Oregon 97301 
 
Colliers File #: PDX250201  

Client File #: 511342 
 
Mr. McKee: 
 

This appraisal report satisfies the scope of work and requirements agreed upon by Umpqua Bank and Colliers 
International Valuation & Advisory Services. At the request of the client, this appraisal is presented in an Appraisal 
Report format as defined by USPAP Standards Rule 2-2(a). Our appraisal format provides a summary description 
of the appraisal process, subject and market data and valuation analyses. 

The purpose of this appraisal is to develop an opinion of the As-Is Market Value of the subject property’s fee 
simple interest. At the request of the client, we have also completed a Land Value and an Insurable Replacement 
Cost Estimate. The following table conveys the final opinion of market value of the subject property that is 
developed within this appraisal report: 

 

The subject is MWVCA Professional Office, a single-tenant low-rise office property totaling 15,939 SF of NRA 
located on a 0.75-acre site at 615 Commercial St NE in Salem, Oregon. The improvements were built in 1949 
with minor periodic renovations, are in average condition and have a remaining economic life of 30 years based 
on our estimate. 

VALUE TYPE INTEREST APPRAISED DATE OF VALUE VALUE

As-Is Market Value Fee Simple March 10, 2025 $3,670,000

OTHER CONCLUSIONS AS OF MARCH 10, 2025

Insurable Replacement Cost $3,380,000

Land Value $1,310,000
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The subject property has a single-tenant design that will be owner-occupied upon consummation of the pending 
sale, and has a current occupancy level of 100.0%, which is above the stabilized occupancy level estimate of 
95.0% that was developed in this appraisal. 

The analyses, opinions and conclusions communicated within this appraisal report were developed based upon 
the requirements and guidelines of the current Uniform Standards of Professional Appraisal Practice (USPAP), 
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the 
Appraisal Institute. The report is intended to conform to the Financial Institutions Reform, Recovery and 
Enforcement Act (FIRREA) standards and the appraisal guidelines of Umpqua Bank. 

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, and inseparable 
from, this letter. USPAP defines an Extraordinary Assumption as, “an assignment specific-assumption as of the 
effective date regarding uncertain information used in an analysis which, if found to be false, could alter the 
appraiser’s opinions or conclusions”. USPAP defines a Hypothetical Condition as, “that which is contrary to what 
is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of 
analysis”. 

The Extraordinary Assumptions and/or Hypothetical Conditions that were made during the appraisal process to 
arrive at our opinion of value are fully discussed below. We advise the client to consider these issues carefully 
given the intended use of this appraisal, as their use might have affected the assignment results. 

EXTRAORDINARY ASSUMPTIONS 

We have assumed that the current pending sale to purchase the land area is consummated and that the land 
and the improvements ownership are common indicating no leasehold interest exists and the subject reflects the 
fee simple interest.  If this is found to be inaccurate an adjustment to the concluded value may need to be made. 

This Appraisal Report is not contingent on any other extraordinary assumptions. 

HYPOTHETICAL CONDITIONS 

This Appraisal Report is not contingent on any hypothetical conditions. 

Our opinion of value reflects current conditions and the likely actions of market participants as of the date of 
value. It is based on the available information gathered and provided to us, as presented in this report, and does 
not predict future performance. Changing market or property conditions can and likely will have an effect on the 
subject's value. 
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The signatures below indicate our assurance to the client that the development process and extent of analysis 
for this assignment adhere to the scope requirements and intended use of the appraisal. If you have any specific 
questions or concerns regarding the attached appraisal report, or if Colliers International Valuation & Advisory 
Services can be of additional assistance, please contact the individuals listed below. 

Sincerely, 

COLLIERS INTERNATIONAL 
VALUATION & ADVISORY SERVICES 

  
 

Brandon Krahn
Senior Valuation Specialist
Certified General Real Estate Appraiser
State of Oregon License #C001128
+1 503 542 5456
brandon.krahn@colliers.com

Jeff Buono, MAI
Managing Director
Certified General Real Estate Appraiser

State of Oregon License #C001055
+1 503 542 5414
jeff.buono@colliers.com
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GENERAL INFORMATION

Property Name
Property Type
Address
City Salem
State Oregon
Zip Code 97301
County Marion
Core Based Statistical Area (CBSA) Portland-Vancouver-Hillsboro, OR-WA
Market Oregon
Submarket Salem MSA
Latitude 44.946553
Longitude -123.038127
Number Of Parcels 2
Assessor Parcels
Census Tract Number 2.00

SITE INFORMATION

Land Area Acres Square Feet
Usable 0.75 32,670
Excess 0.00 0
Surplus 0.00               0
Total 0.75 32,670

Topography Level at street grade
Shape Rectangular
Access Good
Exposure Good
Current Zoning
Flood Zone Zone X (Unshaded)

IMPROVEMENT INFORMATION

Gross Building Area SF (GBA) 15,939 SF
Net Rentable Area (NRA) 15,939 SF
Total Number Of Stories 2 
Year Built 1949
Year Renovated Periodic
Quality Average
Condition Average
Type Of Construction Wood frame
Land To Building Ratio 2.0 : 1
Site Coverage Ratio 24.5%
Parking Type Surface
Number of Parking Spaces 53 
Parking Ratio (Spaces/1,000SF NRA) 3.3/1,000 SF NRA

MWVCA Professional Office

Central Business District (CB)

589375 and 602265

615 Commercial St NE
Office - Low-Rise Office

HIGHEST & BEST USE

As Vacant

As Improved

EXPOSURE TIME & MARKETING PERIOD

Exposure Time 12 Months or Less

Marketing Period 12 Months or Less

TENANCY INFORMATION

Tenancy Single-Tenant Owner-Occupied

Direct Capitalization NOI $239,161

Continued Use As A Low-Rise Office Property

Development Of An Office Property As Market 
Conditions Warrant
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VALUATION SUMMARY

VALUATION INDICES
AS-IS   

MARKET VALUE

INTEREST APPRAISED FEE SIMPLE

DATE OF VALUE MARCH 10, 2025

INCOME CAPITALIZATION APPROACH

Direct Capitalization $3,680,000

Direct Capitalization $/SF $231/SF

NOI Proforma $239,161

NOI $/SF $15.00/SF

Capitalization Rate 6.50%

INCOME CONCLUSION $3,680,000

Income Conclusion $/SF $231/SF

SALES COMPARISON APPROACH

SALES CONCLUSION $3,670,000

Sales Conclusion $/SF $230/SF

FINAL VALUE CONCLUSION

FINAL VALUE $3,670,000

$/SF $230/SF
Implied Capitalization Rate 6.52%

LAND VALUATION

LAND VALUE $1,310,000
Land Value/SF $40.00

OTHER CONCLUSIONS

Insurable Replacement Cost $3,380,000
Insurable Replacement Cost/SF $212/SF
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SWOT ANALYSIS 

SWOT is an acronym for the internal strengths and weaknesses of an asset and the environmental (external) 
opportunities and threats facing that property. Based on our analysis of the subject property we have identified 
the following strengths, weaknesses, opportunities and threats. 

Strengths 
› Appealing owner/user property 
› Demand for owner/user properties is relatively strong  

Weaknesses 
› Above typical levels of office vacancy 
› Older age which may necessitate future expenditures for replacement of long-lived items 

Opportunities 
› Growth in the area with several new local developments 

Threats 
› The market remains highly fragmented and there are significant inefficiencies. The general economy has 

been recovering but not evenly over all sectors. There could be some general market instability in the 
near term due to this environment. 
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Environmental Transaction
Screen
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PROPERTY INFORMATION:

PROJECT INFORMATION:

PREPARED FOR:

PREPARED BY:
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Subject: Environmental Transaction Screen

Environmental Transaction Screen
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EXECUTIVE SUMMARY

Property Information
Site Address(es)

Property ID (APN or Block/Lot)
Location

Property Type
Site and Building Information
Approximate Site Acreage/Source
Number of Buildings
Building Construction Date(s)/Source
Building Square Footage (SF)/Source
Number of Floors/Stories
Basement or Subgrade Area(s)
Number of Units
Additional Improvements
On-site Occupant(s)
Current On-site Operations/Use

Current Use of Hazardous Substances
Regulatory Information
Regulatory Database Listings

Direction Tenant/Use (Address) Regulatory Database Listing(s)
Northwest

Northeast

Southeast
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Direction Tenant/Use (Address) Regulatory Database Listing(s)

Southwest

AFFIRMATIVE ANSWERS TO TRANSACTION SCREEN QUESTIONNAIRE

Question
No. Discussion of "Yes" Responses

FINDINGS
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CONCLUSIONS, OPINIONS, AND RECOMMENDATIONS
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1.0 INTRODUCTION

1.1 SCOPE OF WORK

1.2 ADDITIONAL SERVICES

1.3 SIGNIFICANT ASSUMPTIONS
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1.4 LIMITATIONS

1.5 LIMITING CONDITIONS/DEVIATIONS

16



1.6 RELIANCE
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2.0 SITE AND VICINITY DESCRIPTION

2.1 SITE LOCATION AND DESCRIPTION

Property Information
Site Address(es)

Property ID (APN or Block/Lot)
Location

Property Type
Site and Building Information
Approximate Site Acreage/Source
Number of Buildings
Building Construction Date(s)/Source
Building Square Footage (SF)/Source
Number of Floors/Stories
Basement or Subgrade Area(s)
Number of Units
Additional Improvements
On-site Occupant(s)
Current On-site Operations/Use

Current Use of Hazardous Substances
Regulatory Information
Regulatory Database Listings

2.2 ON-SITE UTILITIES

Utility Source/System Information
Heating System
Cooling System
Potable Water
Sewage Disposal/Treatment

2.3 SITE AND VICINITY CHARACTERISTICS

Direction Tenant/Use (Address) Regulatory Database Listing(s)
Northwest

Northeast

Southeast
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Direction Tenant/Use (Address) Regulatory Database Listing(s)

Southwest

2.4 PHYSICAL SETTING

Groundwater Flow
Direction

Estimated Depth to
Groundwater

Surface waters on the
subject property or
adjoining sites
Additional notes
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3.0 HISTORICAL USE INFORMATION

Date Range Subject Property Description and Use (Historical
Addresses) Source(s)
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3.1 AERIAL PHOTOGRAPHS

Year(s) Subject Property Description Adjoining Site Descriptions
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Year(s) Subject Property Description Adjoining Site Descriptions

3.2 SANBORN FIRE INSURANCE MAPS

Year(s) Subject Property Description (Listed
Address) Adjoining Site Descriptions
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3.3 CITY DIRECTORIES

3.4 INTERVIEWS

Relation to
Property Name Date

Interviewed

Method
of
Contact

Number
of
Years
at Site

Completed
ETS
Questionnaire

Notes

3.5 TRANSACTION SCREEN QUESTIONNAIRE
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4.0 REGULATORY DATABASE RECORDS REVIEW

4.1 RECORDS SUMMARY

Facility Name
Address
Distance & Direction
Hydrologic Position
Databases Listed
Comments

Facility Name

Address
Distance & Direction
Hydrologic Position
Databases Listed
Comments
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Facility Name
Address
Distance & Direction
Hydrologic Position
Databases Listed
Comments

Facility Name
Address
Distance & Direction
Hydrologic Position
Databases Listed
Comments
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4.2 PER- AND POLYFLUOROALKYL SUBSTANCES (PFAS)

4.2.1 PFAS-RELATED REGULATORY DATABASE LISTINGS

Location

PFAS
Database
Listing
Identified

PFAS
Database
Listing Not
Identified

Comments

4.2.2 POTENTIAL ON-SITE PFAS SOURCES/CONCERNS
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5.0 SITE RECONNAISSANCE
Site Reconnaissance Date
AEI Site Assessor(s)
Property Escort(s)/
Relationship(s) to Property
Units/Areas Observed

Area(s) not accessed and
reason(s)
Other Physical Constraints

Reconnaissance Findings Summary

Feature
Observed on
Subject Property
(see Section 5.1)

Observed on
Adjoining Property
(see Section 5.2)
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Feature
Observed on
Subject Property
(see Section 5.1)

Observed on
Adjoining Property
(see Section 5.2)

5.1 SUBJECT PROPERTY RECONNAISSANCE FINDINGS

5.1.1 ELECTRICAL OR MECHANICAL EQUIPMENT LIKELY TO CONTAIN FLUIDS

Transformers

Type Quantity Presumed Owner
Presumed
Date of
Installation

Spills or Stains
Observed (Yes/
No)

Non-PCB
Label (Yes/
No)

Elevators

Air Compressors
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5.1.2 DRAINS, SUMPS, AND CLARIFIERS

5.1.3 STAINED SOIL AND PAVEMENT

5.1.4 BIOMEDICAL WASTES

5.1.5 OTHER

5.2 ADJOINING PROPERTY RECONNAISSANCE FINDINGS
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5.2.1 ELECTRICAL OR MECHANICAL EQUIPMENT LIKELY TO CONTAIN FLUIDS

Transformer(s)

5.2.2 DRAINS, SUMPS, AND CLARIFIERS

5.2.3 STAINED SOIL OR PAVEMENT
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6.0 OTHER ENVIRONMENTAL CONSIDERATIONS

6.1 ASBESTOS-CONTAINING BUILDING MATERIALS

Material Type Location
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6.2 LEAD-BASED PAINT
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6.3 RADON

6.4 MOLD
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6.5 WETLANDS

6.6 BUSINESS COMPLIANCE
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7.0 SIGNATURE OF ENVIRONMENTAL PROFESSIONALS
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