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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 
PROPERTY APPRAISED:  ATLANTIC VIEW MOTEL 
     LIMITED SERVICE RESORT MOTEL 
     Clayton Street & Ocean View Boulevard 
     Dewey Beach 
     Sussex County, Delaware 
 
PROPERTY TYPE:   35 room limited service resort ocean front motel (Atlantic View 

Motel) situated on 18,800 SF of commercially zoned land, 
located in the summer resort of Dewey Beach, in eastern Sussex 
County, Delaware.  

 
PROPERTY RIGHTS:   Fee Simple of the Real Estate  
 
LEGAL DESCRIPTION:  Sussex County tax reference 334-20.14-213.00, and per deed in 

the Addendum. 
 
LAND:     18,800 SF, ocean front lot, rectangular in shape, with 100’ ocean 

frontage and 188’ frontage on Clayton Street. The site is served 
with public sewer and water. The site is located in a 100-year 
Flood Zone. Overall utility is average/good.  

 

IMPROVEMENTS:   35 unit, (14,366 SF), limited service three and one-half story, 
walk up, ocean front motel, masonry/frame, 40 years old, in 
average/good condition, and of average quality construction. 
Room mix includes 28 double queen beds and 7 king beds. 
Functional utility is typical of a resort limited service motel.  

 
ENVIRONMENTAL HAZARDS 

  STATUS:    Phase I Site Assessment not provided to appraiser. Assumed to 
be environmentally unimpaired.  

 
OWNERSHIP:    Atlantic View Realty, LLC 
 

PRIOR SALES:   The property last transferred June 6, 2019, by Sussex County 
deed reference 5074/38 from Kenneth A. Simpler to Atlantic 
View Realty, LLC.  

 
     The transfer was family related and had no consideration.  
 
LISTING & PENDING 

  CONTRACT:    The property is not listed for sale, nor under contract, to the 
best of my knowledge.  

 
OCCUPANCY:    The property is improved with 35 motel rooms, operated on a 

seasonal basis.  
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS  

 
ZONING:    RR-Resort Residential   
 
HIGHEST AND BEST USE:  Continued present use as a limited service resort ocean front 

motel.  
 
DATE OF VALUATION:  December 1, 2023  
 
DATE OF REPORT:   December 3, 2023 
 
VALUATION CONCLUSION 
CURRENT BUILDING  

MARKET VALUE:    $4,949,087  
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CERTIFICATION 

 

I certify that, to the best of my knowledge and belief, except as otherwise noted in this appraisal  
report: 
 
 1. The statements of facts contained herein are true and correct. 
 
 2. The terms of the assignment and reported analyses, opinions, and conclusions are limited only 

by the reported assumptions, limiting conditions, and contingencies herein, and are my personal, 
unbiased professional analysis, opinions and conclusions. 

 
 3. I have no present or prospective interest in the subject property, and have no personal interest 

or bias with respect to the subject matter of this appraisal report or the parties involved. 
 
 4. My engagement in this assignment was not contingent upon developing or reporting 

predetermined results 
 
 5.  My compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

 
 6. The analyses, opinions and conclusions were developed, and this appraisal report has been 

prepared, in conformity with the requirements of the Uniform Standards of Professional 
Appraisal Practice (USPAP) adopted by the Appraisal Standards Board of the Appraisal 
Foundation, and the requirements of the Code of Professional Ethics and Standards of 
Professional Practice of the Appraisal Institute. 

 
 7. I have made a personal inspection of the property that is the subject of this report. 
 
 8.  I previously appraised this property with an effective date of December 31, 2021, with an 

addendum issued on December 5, 2022.  
 
 9. Mr. William Helms, Vice President of Development and Facilities for Seaboard Hospitality and 

Mr. Brendon T. Warfield of Warfield Construction provided significant professional assistance 
to the person signing this report.  

 
  10. The appraisal assignment was not based on a requested minimum valuation, a specific valuation, 

or the approval of a loan. 
 
  11. The use of this report is subject to the requirements of the Appraisal Institute regarding review 

by its duly authorized representatives. 
 
  12. I have previously completed appraisal assignments on property such as the subject. 
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   13. State Certified/Licensed appraisers who are signatories to this report have completed all 
continuing education requirements. 

 
14. As of the date of this report, I have completed the Standards and Ethics Education Requirement 

of the Appraisal Institute for Associate Members.   
 

 DATE: December 3, 2023                ___ ______ 
         Harold L. Carmean, MBA 
                     President 
          Carmean Appraisal Group 
        DE Cert. Gen. #X1-0000037 
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ASSUMPTIONS, LIMITING CONDITIONS, AND CONTINGENCIES 

 
The following assumptions, limiting conditions and contingencies apply, unless otherwise specified 
herein: 
 
 1. Information provided by parties not employed by Carmean Appraisal Group is assumed to be 

true and correct, and no liability resulting from misinformation is assumed by the appraiser. 
 
 2. All mortgages, liens, encumbrances, leases and servitudes have been disregarded, unless noted 

herein. 
 
 3. The appraiser takes no responsibility for events, actions, conditions, or circumstances affecting 

the property or its market value that take place subsequent to either the date of value contained 
in this report, or the date of field inspection, whichever occurs first. 

 
 4. No responsibility is assumed by the appraiser for hidden or unapparent conditions of the property, 

subsoil or structures which would render it more or less valuable, or for engineering which may 
be required to discover such conditions. 

 
 5. There are no existing judgments or pending or threatened litigation which could affect the value 

of the property. 
 
 6. The property is in compliance with all applicable building, environmental, zoning, and other 

federal, state and local laws, regulations and codes. 
 
 7. No changes in any federal, state, or local laws, regulations or codes (including, without limitation, 

the Internal Revenue Code) are anticipated. 
 
 8. A survey of the property was not made and no responsibility is assumed in connection with such 

matters.  Any sketch or survey of the property included in this report is for illustrative purposes 
only. The appraisal covers the property as described in this report, and the areas and dimensions 
set forth are assumed to be correct. 

 
 9. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and it is 

assumed that the property is not subject to surface entry for the exploration or removal of such 
materials. 

 
 10. No responsibility is accepted by the appraiser for considerations requiring expertise in other fields. 

Such considerations include, but are not limited to, legal descriptions and other legal matters; 
geologic considerations, such as soils and seismic stability; and civil, mechanical, electrical, 
structural and other engineering and environmental matters. 

 
 11. This valuation does not include the allocation of furniture, fixtures, and equipment and intangible 

assets for the motel. 
 
 12. The analyses necessarily incorporates numerous estimates and assumptions regarding the building 

value.  
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 13. The property is valued as though environmentally unimpaired. The existence of potentially 

hazardous material used in the construction or maintenance of the improvements, such as the 
presence of urea formaldehyde foam insulation, asbestos, and/or existence of toxic waste or 
radon, which may or may not be present on or in the property, was not observed by the appraiser, 
nor does he have any knowledge of the existence of such materials on or in the property.  The 
appraiser, however, is not qualified to detect such substances.  The existence of these potentially 
hazardous materials may have an effect on value.  The client is urged to retain an expert in this 
field, if needed and/or desired. 

 
 14. The assignment is not predicated upon, and the report will not be used in connection with, a Real 

Estate Syndication or Syndicates. The report and any liability or obligation on the part of the 
appraiser is invalid if used in connection with a syndication. 

 
 15. The appraisal is made for valuation purposes only.  It is not intended nor to be construed to be 

an engineering report.  The appraiser is not a qualified structural engineer, and therefore is not 
qualified to judge the structural integrity of the improvements.  Consequently, no warranty, 
representations or liability are assumed for the structural soundness, quality, adequacy or capacities 
of said improvements and utility services, including the construction materials, particularly the 
roof, foundations and equipment, including the HVAC systems.  Should there be any question 
concerning same, it is strongly recommended that an Engineering/Construction inspection be 
obtained.  The value estimate(s) is predicated on the assumption that all improvements, equipment 
and building services are structurally sound and suffer no concealed or latent defects or 
inadequacies. 

 
 16. The appraiser found no obvious evidence of insect infestation or damage, dry or wet rot.  Since a 

thorough inspection by a competent inspector was not performed for the appraiser, the subject is 
assumed to be free of existing insect infestation, wet rot, dry rot, and any structural damage which 
may have been caused by pre-existing infestation or rot which was subsequently treated. 

 
 17. The American with Disabilities Act (referred to hereafter as the "ADA") became effective on 

January 26, 1992. The appraiser did not make a specific compliance survey and analysis of the 
building and/or other improvements erected on the subject property to determine whether or not 
the appraised property is in conformity with the various detailed requirements of the ADA, or 
with requirements imposed by state law and local building codes and regulations. It is possible 
that a compliance survey of the property, together with a detailed analysis of the requirements of 
the ADA and state and local regulations, could reveal that the subject property is not in 
compliance with one or more requirements of the ADA and/or state and local regulations. If the 
property does not comply with the ADA or with state and local regulations, this fact could have 
a negative effect upon the value of the property. Since the appraiser has no direct evidence relating 
to this issue, possible non-compliance with the requirements of the ADA and state and local 
regulations have not been considered in estimating the value of the property. No responsibility is 
assumed for any possible non-compliance with the requirements of the ADA or with state and 
local regulations, nor for any expertise of engineering knowledge required to discover such non-
compliance. 
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 18. This appraisal is to be used in whole and not in part.  No part of it shall be used in conjunction 
with any other appraisal. 

 
 19. No responsibility is assumed by the appraiser for matters which are of legal nature, nor is any 

opinion on the title rendered herewith.  Good title is assumed.  Management is assumed to be 
competent and the ownership to be in responsible hands.  

 
 20. The appraiser herein, by reason of this report, is not required to give testimony in court with 

reference to the property appraised, unless arrangements have been made therefore.  However, 
the appraiser is prepared to give testimony in support of this appraisal provided that arrangements 
are made prior to testimony. 

 
 21. Disclosure of this appraisal report is governed by the By-Laws and Regulations of The Appraisal 

Institute. Therefore, except as hereinafter provided, the client, may distribute copies of this 
appraisal report, in its entirety, to such third parties as may be selected by the client, however 
selected portions of this appraisal report shall not be given to third parties without the prior 
written consent of the signatory of this appraisal report.  Further, neither all nor any part of this 
appraisal report shall be disseminated to the general public by the use of advertising media, public 
relations media, sales media, or other media for public communication (including without 
limitation prospectuses, private offering memoranda, and other offering material provided to 
prospective investors) without the prior written consent of the signatory of this appraisal report, 
to ensure the accuracy and adequacy of such references to the appraisal report.  
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IDENTITY OF THE PROPERTY 
 

The subject of this appraisal is a 35 unit limited service resort motel, known as Atlantic View Motel 
situated on 18,800 SF of land. The property is located at the southeast corner of Clayton Street and 
Ocean Boulevard, is rectangular in shape and exhibits 100’ frontage on the oceanfront and 188’ on 
Clayton Street.. The site is served with public sewer and water. The site is located in a 100-year Flood 
Zone. 
 
Improvements include a 35 unit, (14,366 SF), limited service three and one-half story, walk up, ocean 
front motel, masonry/frame, 40 years old, in average/good condition, and of average quality 
construction. Room mix includes 28 double queen beds and 7 king beds. Functional utility is typical of 
a resort limited service motel.  
 
The property is located at 2 Clayton Street, Dewey Beach, in eastern Sussex County, Delaware. The 
property is referenced by Sussex County Tax Map 334-20.14-213.00.  
 

PURPOSE, DATE AND FUNCTION OF APPRAISAL 
 

The purpose of this appraisal is to estimate the current building market value (excluding land value) 
per unit 8 of the FEMA guidelines, as of December 1, 2023, the effective date of the appraisal. The 
date of the report is December 3, 2023. 
 
As used herein, Market Value is defined as “the price which a well-informed byer acting intelligently, 
voluntarily and without necessity would be warranted in paying, and a well-informed seller acting 
intelligently, voluntarily and without necessity would be warranted in accepting for the property as of a 
certain date.  
 
 (1) Buyer and seller are typically motivated. 
 
 (2) Both parties are well informed or well advised, and each acting in what they consider their 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. 
 
 (5) The price represents a normal consideration for the property sold unaffected by special or creative financing or sales 

concessions granted by anyone associated with the sale. 
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SCOPE OF APPRAISAL SERVICES 

 
The scope of appraisal services rendered in this appraisal assignment consists of: 1) definition of 
valuation question, 2) determination of necessary data, 3) subject property inspection, and collection of 
available building information, 4) reviewing secondary and primary data resources for relevant sales,  and 
return criteria, from brokers, appraisers, assessors, lenders, private parties, and deed records where 
appropriate, 5) comparable sales, 6) consideration of relevant economic and demographic data, 7) 
verification with a knowledgeable party of the property and transaction facts involving the comparable 
data, 8) consideration of zoning and/or other restrictions, 9) application of the appropriate valuation 
methods, 10) reconciliation of value estimates, and value conclusion for the subject building, and 11) 
provide a written report of my findings. 
 

The SCOPE is limited to the current building market value (excluding land) per unit 8 of the FEMA 
guidelines.  

THE SUBJECT PROPERTY 
 

LAND 

 
Total site area is 18,800 SF. A tax map, exhibited on the following page, illustrates the property boundaries.  
 
The site exhibits the following physical characteristics: 

 
  Topography/Shape:  The parcel is rectangular in shape, and exhibits level topography.  
 
   Frontage:  The site exhibits 100’ frontage on the ocean front, and 188’ frontage on Clayton 

Street.  
 

   Accessibility/Visibility:  The site is assessed from two entrances off of Clayton Street. 
Signage on the motel roof provides average visibility from Route One.  

 
   Adequacy of Utilities:  The site is served by public sewer and water. Telephone and 

electric are public and CATV is provided. 
 

 Drainage:  The site appears adequately drained.  
 
   Environmental Hazards:  I am not aware of any environmental hazards or nuisances 

that negatively impact the subject. No potential hazards or nuisances were observed or 
reported. However, I am not a certified engineer to detect such hazards. 

 
   Easements/Encroachments: There are no adverse easements or encroachments 

reported nor observed. 
 
   Flood Zone: The site is located in a Flood Hazard Zone VE EL 15.  
 
   Land-to-Building Ratio:  The property is improved with building area of 14,366 SF. This 

equates to a land-to-building ratio of 1.31:1 for the subject’s 18,800 SF. This land-to- 
building ratio is typical of the market.  
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   Relationship to Adjoining Properties:  The subject is in conformance with neighboring 
ocean front residential uses.  

 
In summary, the site exhibits several positive features including ocean frontage, good access, and 
public utilities. The site’s physical characteristics lend it to development.  
 

 
 
IMPROVEMENTS 

 
The site is improved with a three-and one half story masonry/frame 35 unit limited service, interior 
corridor, resort ocean front motel totaling 14,366 SF. The following is a basic building description of 
the improvements.  
 
  Footing/Foundation:  Piling-Poured footers, and concrete slab 
 
  Frame:      Masonry/Wood 
 
  Floors:      Concrete Plank 
 
  Floor Cover:     Rooms - Commercial grade carpet 
          Bathroom - Vinyl 
 
  Interior Wall Finish:  Painted drywall 
 
  Interior Ceilings:   Drywall over floor joists 
 
  Windows:      Sliding plate glass doors 
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  Interior Doors:    Exterior to rooms: 6 panel wood 
          Interior rooms: Wood Luan 
 
  Plumbing:     Standard bathroom fixtures. Full bath per room 
 
  Lighting:      LED 
 
  Heating/Cooling:   Individual through wall heat & A/C units per room. Each unit is 

individually controlled. 
 
  Electric Service     400-amp service 
 
  Fire Protection:    Smoke detectors per room, sprinkler system  
 
  Handicapped 
    Accessibility:    Handicapped parking 
 
  Elevators:      None 
 
  Roof:       Asphalt shingle 
 
  Extras:      Illuminated exit signs at each hallway, emergency lighting, concrete 

balcony, pool  
 
  Stories:      Three and one half  
 
FLOOR PLAN 
 
  1st Floor      Main office including lobby, sales desk, and 5 motel units, 

maid’s room.  
 
  2nd Floor       12 motel rooms and maid’s room. 
 
  3rd Floor       12 motel rooms, and maid’s room. 
 
  4th Floor      6 motel rooms, and maid’s room. 
 
There are a total of 35 motel units, including 28 rooms with standard beds, and 7 rooms with king beds. 
Total building area allocated to the motel units is 14,366 SF and equates to 410 SF/unit. The unit size is 
in conformance with limited service resort motels in the Dewey Beach market. 
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   Recent Improvements:    The following is a list of recent improvements.     
 
1. Exterior windows and doors have been replaced. (3-5 years) 
2. EFIS was removed and Hardy plank cement siding installed. (5 years) 
3. Building exterior has been sealed and painted.  (7-10 years) 
4. Railings have been replaced. (5-7 years) 
5. Balcony decks have been replaced. (5-7 years) 
6. 50% of the tubs and fixtures have been replaced. (5-7 years) 
7. 50% of the vanities and fixtures have been replaced. (5-7 years) 
8. Interior guestroom doors have been replaced. (5-7 years) 
9. Interior guestroom door hardware and electronic locks have been replaced. (2 years) 
10. Carpeting in guestrooms, corridors and public spaces has been replaced. (3 years) 
11. Wallcoverings/paint have been replaced/recoated. (3 years)  
12. Hot water heater has been replaced. (5 years) 
13. Shingled roof has been replaced. (10 years) 
14. Flat roof has been replaced with Duradeck. (7 years) 
15. Front desk and breakfast serving cabinetry has been replaced. (7 years) 
16. Kitchen equipment has been replaced. (7 years) 
 
Age, Condition and 
    Utility:       The building is 40 years old. The improvements are of average 

quality construction and in average physical condition. In 
consideration of the recent improvements, the effective age is 
estimated at 18 years. The economic life of the building type 
ranges from 50-55 years.  

 
The rooms are easily accessible by stairwells at each end of the motel. Functional utility is typical for a 
limited service motel. The subject is well positioned in the market, and there is good demand for limited 
motel facilities such as the subject. Thus, there are no external inadequacies attributable to the subject 
property. 
 
OWNERSHIP/PRIOR SALES 
 

The property is owned by Atlantic View Realty, LLC. The property last transferred June 6, 2019 by 
Sussex County deed reference 5074/38 from Kenneth A. Simpler to Atlantic View Realty, LLC.  
 
The transfer was family related and had no consideration.  
 
LISTING & PENDING CONTRACTS 

 
The property is not listed for sale, nor under contract of sale, to the best of my knowledge.  
 
OCCUPANCY 

 
The property is owner operated as a limited service motel.  
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The facility is well managed by an experienced motel operator. The ocean front location in a resort town 
is favorable to long term revenue projections. The subject’s future revenue per room is projected to 
increase moderately over the long term as Dewey Beach continues to be a premier resort destination.  
 
ZONING 
 

The subject is zoned RR-Resort Residential under the Town of Dewey Beach zoning ordinance. This 
zoning is limited to development of single family dwellings. The subject, as a motel, is a grandfathered 
use under the zoning ordinance.  
 
Improvements located in a RR-Resort Residential District are subject to the following bulk and area 
requirements: 
 

    Minimum Lot Size    5,000 SF 
    Minimum Lot Width    50 Feet 
    Minimum Bldg. Setback   22 Feet 
    Minimum Rear Yard    10 Feet 
    Minimum Side Yard    7 Feet 
    Maximum Bldg. Height   35 Feet or 3 Stories 
    Minimum Parking    1 Space/motel room+ 2 spaces for the office 
 
The subject appears to conform to the requirements of this zoning classification. The subject is an 
approved non-conforming use under the zoning ordinance of the Town of Dewey Beach. The zoning 
inspector, Mr. Jim Dedes, indicated the Town of Dewey Beach has eliminated the approval of any 
further motels in Dewey Beach.  
 
However, he stated that if the subject were destroyed by natural causes, it is permitted to be rebuilt 
with the same number of units, in accordance with FEMA regulations.  
 

VALUATION SECTION 

 
The valuation is limited to the current building market value (excluding land) per unit 8 of the FEMA 
guidelines.  
 

COMMENTS ON VALUATION 

 
The three approaches to value - namely the Cost, Sales Comparison, and Income Capitalization 
Approaches - have each been considered for their relative significance as indicators of market value. 
 
The Cost Approach, which involves estimates of replacement/reproduction costs and all forms of 
accrued depreciation, is pertinent to the valuation of new, or almost new, construction where the 
improvements represent the highest and best use of the site, and depreciation is minimal and 
construction costs are current, or when special purpose properties are concerned.  The improvements 
represent the highest and best use of the property.  
 

The following pages detail the valuation of the current market building value via the Cost Approach.  
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IMPROVEMENT VALUATION 
 

Reproduction Cost New 
 
The appraiser has relied upon the expertise of builders in the resort motel industry to ascertain an 
estimate of replacement cost for the subject motel.  
 
Mr. William Helms, Vice President of Development and Facilities for Seaboard Hospitality previously 
(December of 2022), provided a cost estimate from Whiting Turner Construction in the range of 
$425-$475/SF to replace the existing motel new. I applied a unit cost of $450/SF in the previous cost 
analysis.  
 
Cumming Cost Consulting (Construction Escalation Trends 2023) states escalation was 8%-11% over 
the past 12 months. CBRE forecast escalation of 14.1% year over year in August 2022.  
 
Based on the above inflation factors, a current cost would be in the $500-$510/SF range.   
 
In addition to the aforementioned data, the client reviewed a current cost estimate provided by 
Brendon T. Warfield of Warfield Construction, dated November 17, 2023, for replacement cost of 
the building. This estimate is a detailed unit in place estimate and is included in the appraiser’s work 
file. It is noted that the estimated replacement cost provided by Warfield Construction is prepared in 
accordance with the FEMA Unit 8 Guidelines.  
 
The cost estimate totaled $7,619,100 and equates to a unit rate of $530/SF.  
 
The appraiser has relied upon the expertise of local builders experienced in resort motel construction. 
Based on the construction data, a unit cost of $530/SF is applied to the gross motel building area and 
derives a cost new for the building of $7,613,980.  
 
Depreciation is a loss in value from all causes affecting the subject improvements. 
 
Physical deterioration is a loss in value due to wear and tear, age, and use of the building. Functional 
obsolescence is due to a super-adequacy or inadequacy resulting from design and construction such 
as abnormally high or low ceilings, poor floor and layout, and the like. External obsolescence is 
attributable to negative factors outside of the subject property such as nearby negative or 
inharmonious land uses, oversupply of space in a market with minimal or moderate demand for such 
space, and the like. 
 
The appraiser was provided with a list of upgrades that have occurred over the past 10 years, as was 
previously detailed in the “Improvement Section” of the report. Based on the upgrades, an effective 
age of 18 years is considered for the building. The building has a range in economic life of 50-55 years, 
say 52.5 years. Applying the age/life method of depreciation (18/52.5) equates to physical depreciation 
of 34.28%, say 35%, or $2,664,893. The building exhibits average functional utility as a limited-service 
motel. There is good demand for the property type, as evidenced by the income stream. Thus, there 
is no functional or external obsolescence.  
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Deducting total deprecation of $2,664,893 from cost new of $7,613,980 indicates a depreciated 
building value of $4,949,087.  
 
The value estimate by the Cost Approach is detailed below. 
 

TYPE SF/UNIT $/SF TOTAL
Motel 14,366 $530.00 $7,613,980

Total Replacement Cost New $7,613,980

Depreciation

Physical  $2,664,893

Functional $0

External $0

Total Depreciation $2,664,893

Indicated Building Value $4,949,087  
 
The Cost Approach indicates a Current Building Market Value as of December 1, 2023, of 
$4,949,087.  
 



 
 
 
 
 
 
 
 
 
 
 

ADDENDUM 





PROFESSIONAL QUALIFICATIONS OF 
 

HAROLD L. CARMEAN, M.B.A. 
 

 

BUSINESS EXPERIENCE 
 

 Carmean Appraisal Group – 2000 - Present 
 

  President, Carmean Appraisal Group providing real estate appraisal and counseling services 
for commercial, investment, industrial, residential, and agricultural properties, and business 
evaluations, primarily in the Central Atlantic Region.  

 

 The Carmean Group - 2000 - Present 
 
 President, The Carmean Group, a real estate development firm, specializing in residential and 

commercial development.  
 

 Advisory & Appraisal Company - 1991 - 2000 
 

 Principal in Advisory and Appraisal Company -REALTOR firm providing real estate appraisal 
and counseling services. 

 

 Director of Assessments - 1978-1991 
 
 Director of Assessments for Sussex County, Delaware responsible for the taxation and 

assessment of over 100,000 parcels. Supervised a staff of thirty. Involved in commercial, 
industrial and residential valuation for ad valorem taxation. 

 

PROFESSIONAL AFFILIATIONS 
 
 Appraisal Institute 
 Director – Delaware Chapter of the Appraisal Institute 
 
SPECIAL RECOGNITION 
 
 Received outstanding commercial project award for excellence in construction from the 

Eastern Shore Chapter of Associated Building Contracts for special use office constructed in 
1997. 



EDUCATIONAL BACKGROUND 
  COLLEGE EXPERIENCE 
 
 Shepherd College - Shepherdstown, W. VA - 1974 B.A. 
 Wilmington College - Georgetown, DE - 1982 M.B.A. 
 
APPRAISAL COURSES 
 
 Fundamentals of Real Property Appraisal - IAAO Course I 
 Income Approach To Value - IAAO Course II 
 Mass Appraisal - IAAO Course III 
 Narrative Appraisal Writing - New York Institute of Real Estate 
 Residential Condominium Seminar 
 R-41-C Seminar 
 Real Estate Sales Course 
 Computer Assisted Mass Appraiser - Multiple Regression 
 Analysis - IAAO Course 305 
 Capitalization Theory and Techniques - Part A 
 Capitalization Theory and Techniques - Part B 
 Standards of Professional Practice 
 Advanced Applications 
 
EXPERT WITNESS 
 
 Superior Court, State of Delaware 
 Sussex County Planning and Zoning Commission 
 Sussex County Council 
 Chancery Court, State of Delaware 
 Family Court, State of Delaware 
 
SIGNIFICANT APPRAISAL ASSIGNMENTS 
 
 The Salt Pond - Residential planned community consisting of 386 single family lots, 161 multi-

family units, 18-hole golf courses, and commercial acreage, located in Bethany Beach, 
Delaware. 

 Mason Dixon Shopping Center - 60,000 SF strip shopping center located in Selbyville, 
Delaware. Sea and Pines Consolidation Corporation - Three development tracts on the west 
side of Route 1 totaling 205 available residential lots, located in North Bethany Beach, 
Delaware. 

 
Experience 
 
 Residential Dwellings    Farmlands 
 Vacant Tracts     Estates 
 Retail Stores     Service Stations 
 Restaurants     Feasibility Studies 
 Condominium Projects    Subdivision Developments 
 Shopping Centers 



Certification 
 
 State Certified General Real Estate Appraiser 
 I. R. #X1 - 0000037 
 State of Delaware 
  
Partial List of Clients 
 
Law Firm of Moore & Rutt 
Local Developers & Builders 
County Bank 
M & T Bank 
WSFS Bank 
Artisans Bank 
Sussex County Council 
The Nature Conservancy  
M&T Bank 
WSFS 
City of Seaford 
DNREC
 
 - Appraisals and counseling for attorneys and various other individuals - 
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Pongratz, Jennifer L. (DNREC)

From: William Helms <william@seaboardhospitality.com>
Sent: Thursday, December 21, 2023 2:34 PM
To: Pongratz, Jennifer L. (DNREC); Alex Moore
Cc: Daune Hinks
Subject: RE: Market Value Appraisal for Atlantic View Hotel project

Categories: Application

Jennifer thank you for responding so quickly.  I think I have addressed both of your questions below, but please reach 
out to me and we can schedule a call if that is not the case. 
  
Divergence of Appraiser’s Square Footage Cost from ICC Tables 
First, you questioned the square footage replacement cost used by our appraiser at $530/sq ft when ICC tables use 
about half that amount.  Please note that we acknowledge this difference but believe the ICC tables are to be used for a 
much different purpose and not intended to determine the Market Value as described by FEMA Unit 8.   ICC states “ICC 
has developed this data to aid jurisdictions in determining permit fees. It is important to note that while this BVD table 
does determine an estimated value of a building (i.e., Gross Area x Square Foot Construction Cost), this data is only 
intended to assist jurisdictions in determining their permit fees. This data table is not intended to be used as an 
estimating guide because the data only reflects average costs and is not representative of specific construction.”  In 
addition, the ICC states “The data is a national average and does not take into account any regional cost 
differences.”  This is very important in our case because, building in a coastal environment such as ours 
(i.e., limited labor supply and not proximate to large suppliers) is more difficult and costly.  In addition, our building is 
smaller than most hotels and thus we do not gain the economies of scale that a normal sized hotel gets.  The ICC costs 
are to be used to determine if a builder's cost is underestimated and not over estimated.  “In conjunction with IBC 
Section 109.3, this data is offered as an aid for the building official to determine if the permit valuation is 
underestimated.” 

In our case, actual data was used by our appraiser from two builders with local experience — both Whiting Turner and 
Brendan Warfel have recent actual field experience building hotels in our market.  They have consistently quoted $475 
(last year) to $550 (this year).  To be clear, however, the most recent replacement cost estimate provided by Brendan 
Warfel to the appraiser was a detailed, bottoms up cost estimate (i.e., it did not rely on a pre-conceived cost per square 
foot). We believe that this data is far more relevant and responsive to the guidance of FEMA Unit 8 in establishing the 
market value of the building when beginning with the replacement cost.   
   
Does Our Actual Project Cost Estimate Use the Appraiser’s Per Square Foot Allowance 
Your second question asks whether the replacement cost used by our appraiser of $530/sq ft is being used in the current 
project cost estimate provided by Warfel Construction.  The answer is “no” but that is because we are not doing 
anything close to a full replacement of the building.  Our proposed project is almost exclusively about refinishing the 
hotel and addressing a modest number of code compliance issues, including ADA.  It is a fraction of the scope of 
what the full replacement of the building would entail.  Also, recall that the $530/sq ft is a figure arrived at by the 
appraiser using a variety of market data, not just the replacement estimate from Warfel Construction.  In this case, 
however, Warfel did supply bottoms up cost estimates for both the full replacement and the proposed project.  Where 
the construction elements of both estimates are the same, the same cost can be seen in both estimates.  In this way, the 
comparisons are apples-to-apples.   
  
Again, I hope this adequately addresses your concerns and I would be happy to go over this with you in more detail over 
the phone. 
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If I do not hear from you before the weekend, enjoy your holidays and Merry Christmas. 
  
William 
 
 

 

William Helms     
VP of Development 
william@seaboardhospitality.com 
o: 302 212 4000 
c: 814 321 1149 
37139 Rehoboth Ave. 
Rehoboth Beach, DE 19971 

SEABOARDHOSPITALITY.COM 

 

 
 

From: Pongratz, Jennifer L. (DNREC) <Jennifer.Pongratz@delaware.gov>  
Sent: Wednesday, December 20, 2023 3:10 PM 
To: William Helms <william@seaboardhospitality.com>; Alex Moore <alex@seaboardhospitality.com> 
Cc: Daune Hinks <dhinks@townofdeweybeach.com> 
Subject: RE: Market Value Appraisal for Atlantic View Hotel project 
 
William, 
 
The appraisal still seems high based on the International Code Council’s (ICC’s) Building Valuation Tables (attached) that 
puts cost per sq feet as of 2/2023 at $267.42 per sq foot for a hotel vs the over $530 suggested in this report. Are they 
applying the same $530 per sq foot to the renovation costs in Warfel’s estimate?  I just want to see if we are comparing 
apples to apples. 
 
Thanks! 
 
 

Jennifer Luoma Pongratz 

Environmental Scientist, CFM 

DNREC, Division of Watershed Stewardship 

Shoreline and Waterway Management Section 

285 Beiser Blvd., Suite 102 

Dover, DE 19904 

302-608-5502 office 

302-242-9939 mobile 

Jennifer.Pongratz@delaware.gov 

 
 
 

From: William Helms <william@seaboardhospitality.com>  
Sent: Wednesday, December 6, 2023 12:43 PM 
To: Pongratz, Jennifer L. (DNREC) <Jennifer.Pongratz@delaware.gov>; Alex Moore <alex@seaboardhospitality.com> 
Cc: Daune Hinks <dhinks@townofdeweybeach.com> 
Subject: RE: Market Value Appraisal for Atlantic View Hotel project 
 
Jennifer, I hope your holidays are going well.  I am following up on the Atlantic View Project previously submitted.  We 
have changed builders from a regional builder to a more local builder named Brendon Warfel Construction.  I am 
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attaching their detailed renovation estimate for your review.  I have carefully read your email below and offer the 
following responses and providing a Market Value Appraisal attached.  Per your request this Market Value Appraisal 
specifically is intended to be used for permitting purposes and DNREC is specifically listed as one of the intended 
users.       
  

1. DNREC Comment: “The appraisal cover sheet states that “the report and its conclusions have been prepared 
solely and exclusively for Atlantic View Realty, LLC and to provide guidance in estate planning (intended use). 
Neither the report nor the conclusions may be disseminated to or used by anyone else for any function unless 
prior written consent is given by Carmean Appraisal Group.” Not only is the report is not intended for permitting 
purposes, it is also not a current (2023) market value appraisal for the structure alone, which is what is required 
in this case.  We also do not see where DNREC has been given permission by the appraiser to use the appraisal.”  

a. Response: See attached updated market value appraisal dated December 5, 2023, that specifically 
address’s all your concerns. 

2. DNREC Comment: “As stated above, we require a market value appraisal of only the structure to be 
renovated.  The appraisal that was submitted gives a separate line item for land value.  This may not be 
included.”  

a. Response: The revised appraisal has removed any associated land value. 
3. DNREC Comment: “For our purposes, developer’s profit should not be included in the appraisal.”  

a. Response: Developers profit has been removed from the updated appraisal. 
  
See attached detailed renovation estimate from Brendon Warfel Construction dated September 29, 2023.  

1. DNREC Question: “Does this include demolition and debris disposal?” 
a. Response: Yes, the estimate includes demolition and debris disposal. 

2. DNREC Question: “Does this include contractors overhead and profit?” 
a. Response: Yes, the estimate includes contractors overhead and profit. 

3. DNREC Question: “Does it include market rate labor?” 
a. Response: Yes, the estimate is based off market rate labor. 

4. DNREC Question: “Does it include all interior finishes?”   
a. Response: Yes, the estimate includes all interior finishes.  It does not include any furniture. 

 
Please confirm receipt and let me know if this addresses all your comments and answers all your questions.  Also, would 
it be possible to set up a call with you prior to the holidays to review your findings and ensure that we have 
submitted all information you require to process our application? 
 
Thank you,  
 

 

William Helms     
VP of Development 
william@seaboardhospitality.com 
o: 302 212 4000 
c: 814 321 1149 
37139 Rehoboth Ave. 
Rehoboth Beach, DE 19971 

SEABOARDHOSPITALITY.COM 

 

 
 

From: Pongratz, Jennifer L. (DNREC) <Jennifer.Pongratz@delaware.gov>  
Sent: Monday, June 5, 2023 11:52 AM 
To: Alex Moore <alex@seaboardhospitality.com>; William Helms <william@seaboardhospitality.com> 
Cc: Daune Hinks <dhinks@townofdeweybeach.com> 
Subject: Market Value Appraisal for Atlantic View Hotel project 
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Gentlemen, 
 
We are in the process of reviewing the Coastal Construction Permit application for renovation of the existing hotel on 
Lots 3, 4, 24 and part of 23, Block 41, Dewey Beach, DE (334-20.14-213.00).  As per Section 3.4.1 of the Regulations 
Governing Beach Protection and the Use of Beaches, if a structure is to be substantially approved, it must be relocated 
landward of the DNREC Building Line or as far landward as possible.  Substantially improved means any reconstruction, 
rehabilitation, addition or other improvement to a structure, the total cost of which equals or exceeds 50% of the 
market value or the structure before the start of construction of the improvement.  We have concerns that the appraisal 
does not qualify for a Substantial Improvement Determination.  Please address the following concerns: 
 

1. The appraisal cover sheet states that “the report and its conclusions have been prepared solely and exclusively 
for Atlantic View Realty, LLC and to provide guidance in estate planning (intended use). Neither the report nor 
the conclusions may be disseminated to or used by anyone else for any function unless prior written consent is 
given by Carmean Appraisal Group.” Not only is the report is not intended for permitting purposes, it is also not 
a current (2023) market value appraisal for the structure alone, which is what is required in this case.  We also 
do not see where DNREC has been given permission by the appraiser to use the appraisal. 

2. As stated above, we require a market value appraisal of only the structure to be renovated.  The appraisal that 
was submitted gives a separate line item for land value.  This may not be included. 

3. For our purposes, developer’s profit should not be included in the appraisal. 
 
We also have the following questions regarding the estimate: 
 

1. Does this include demolition and debris disposal? 
2. Does this include contractors overhead and profit? 
3. Does it include market rate labor? 
4. Does it include all interior finishes? 

 
Please submit a new market value appraisal and detailed cost estimate for us to continue processing the application. 
 
Thank you! 
 
 
 

Jennifer Luoma Pongratz 

Environmental Scientist, CFM 

DNREC, Division of Watershed Stewardship 

Shoreline and Waterway Management Section 

285 Beiser Blvd., Suite 102 

Dover, DE 19904 

302-608-5502 office 

302-242-9939 mobile 

Jennifer.Pongratz@delaware.gov 

 




	Atlantic View Permit app
	3106_001
	3107_001
	3108_001

	Atlantic View appraisal
	ADDENDUM.pdf
	ADDENDUM


	Atlantic View Estimate 9.29.23
	Atlantic View respnse



