Property valuation an art form for Midland Appraisal
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Jay Loson, managing partner of Midland Appraisal Associates, Inc.,
considers himself a bit of an artist.

A real estate artist, that is.

By using the many elements necessary 10 complete an accurate appraisal,
he's painting a perfect picture through words and numbers that explain
the value of a property.

T : "Real estate appraisal is the art of valuing real property, both residential
Jay Loson * and commercial,” he said.

Midland Appraisal is celebrating 50 years of real estate artistry, providing
valuation services 10 a variety of clients throughout the Rochester area and beyond.

And while there's an art 1o it, the finished product requires a vast skillset.

“Most people don't have exposure 1o the industry and therefore don’t understand what it does take to do an
appraisal assignment,” Loson said. “It's based on knowledge, education, experience and the proven
methodologies.”

A commercial appraisal will consider the age, condition and design of a property, as well as zoning, parking
and site characteristics. It also will include comparable data accompanied by an adjustment grid or an income
financial analysis, plus an explanation of the process used.



“Basically, you're trying 1o get the reader 1o understand how you got 1o that conclusion, and a review of it
should lead the reader to the same conclusion,” Loson said.

There are three partners in the firm: Loson, James LeGrett (managing partner of the residential division) and
Stephen Ferrara. All have been in business for at least 35 years. The firm's seven associates have been in the
business between 12 and 50 years.

There was a time when commercial appraisals comprised about 80 percent of the business for Midland, which
is headquartered in The Piano Works in East Rochester. Now it's about 50/50 between commercial and
residential, Loson said.

Recent town and/or city-wide reassessments in Rochester, Brighton and Chili have ensured Midland
Appraisal’s services have been needed.

MORE EROM THE AUTHOR: “Oftentimes people wonder ‘What's my property worth?™ Loson said.

- Lawsuit alleges a “We've been at this a long time so any time there’s a revaluationin a
homebuying surprise: no community, we're likely to get business from that. We're hired by the
water municipalities, and we're hired by the property owners.

- City of Rochester to host info
session on Kiva's small “Typically, when there are revaluations, we do get calls. Oftentimes it's
business loans prior to grievance day and other times it's when people don't obtain

« PacSun returns to Eastview the reductions that they feel they're entitled 10.”

vl Independent appraisals are necessary for each side 10 make their

case, and Midland appraisers do work for municipalities as well as
individual residents.

“When an assessment ends up in court, the municipality is charged with defending the assessment,” Loson
said, "so we provide an appraisal of fair market value. Mot 1o support the assessment but 1o provide an expert
analysis of property value. It's an independent valuation by qualified and designated appraisers.”

The other side also will have independent appraisal and from those reports the parties are usually able to
reach common ground without going to court.

The firm had been on Panorama Trail in Penfield for 35 years but moved to the East Rochester location in
2010.



“We're a little bit smaller,” Loson said, "but we're doing the same type of appraisal analyses for the same types
of properties that we did previously: bank work, litigation, investors, condemnation. Those are the primary
arenas of focus.”

Commercial clients can need appraisals for various reasons. A business may be looking to build a new facility
or add on, so the bank will want a valuation. The property could be going up for sale, or a partner is retiring and
is exiting from the ownership group.

“We generally don't appraise businesses,” Loson said, "but there are property types where the business and the
real estate are so closely combined that you can’t separate them, or they transfer that way (car dealerships, for
example, are often in that category).”

Residential appraisals generally take two to five hours, depending on complexity. Commercial jobs can take
much longer, anywhere from a week 10 several months, he said.

Both sectors of commercial real estate rely on the expertise, however.

“We're a service on the way to accomplishing something else, usually,” Loson said. “It's the financing, it's the
tax challenge, it's condemnation, it's partner buyouts, it's estate work. Those are functions that require our
services.”

Services that are very much artistic in nature.
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