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601 E FreemasonRESIDENTIAL SUMMARY APPRAISAL REPORT
601 E Freemason St Norfolk VA 23510

Norfolk City Willoughby-Baylor House,Parcels 40-A2-B,40-A-4A,40-A-3A

79896186 2025 12,662 N/A
City of Norfolk

Downtown Norfolk 47260 0049.00

Determine Market Value for client

Client Only
City of Norfolk 810 Union St, Suite 1100, Norfolk, VA 23510

Otis E Butler PO Box 11464, Norfolk, VA 23517
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Neighborhood boundaries extend 
North: Virginia Beach Blvd, South: Elizabeth River, East: Church St,  West:  Elizabeth River (see highlighted map area).

At the appraised value, the subject's anticipated marketing time would be typical for the neighborhood.  Typical loans in our market have VA, 
FHA, Conventional or Assumption Financing, with 3.5% to 20% down payments with the sellers paying two to four discount points.

See attached tax card 15,154 sf
HC-EF Freemason Historic Conservation

Public
Public
Public
Public
Public

Hard Surface
Concrete
Concrete
Typical
N/A

Mostly level
Larger than typical
Irregular
Adequate
Residential
Average(+)

X 5101040056H 2/17/2017

Single Family Residential Single Family Residential
Subject is an HIstoric home, known as the Willoughby-Baylor house.  It's one of the few original 18th century 

homes left in the City of Norfolk.  Per the Client's direction, the exterior cannot be modified (appears to be a historic easement), so the only 
possible use is as a single family residence or as a museum (its most recent use was as a museum, but is currently vacant).

Larger than typical (3 separate PID's), but the site does not have parking on site.

1
2

Colonial

231
30

Masonry
Masonry
Cement(*)
Metal
Double-Hung
None noted

None
None
Full

None noted
None noted

1,222
0
See photos
Masonry
Dirt
Yes

FWA
Gas

CAC
FHP

HW
Plaster
Custom
VAT
N/A
Wood

5
Paver
None
Covered
Wood
N/A

6 3 0.5 2,613
None noted

Subject is in overall Average condition.  HVAC system 
appears to be gas heat with a FHP-type / geothermal cooling system, and has an industrial fire suppression system.  Most of the flooring is 
original, and the custom millwork appears original as well.  Subject has the functional obsolescence of having no full bathrooms in the main 
house, and no kitchen (the Guest Cottage / ADU may have been the outdoor kitchen at one time, which is typical of the era).  Fireplaces are 
assumed to be non-functional.  No water intrusion noted.  The ADU was considered as a separate line-item adjustment.

There has been only 1 sale of a similar property in the neighborhood with the previous 12 months (#3), so Appraiser was forced to expand 
the search criteria in terms of both distance and time for suitable Comparables.
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601 E FreemasonRESIDENTIAL SUMMARY APPRAISAL REPORT

REIN Matrix MLS, City Tax Records
Subject's previous sale has no impact on current market value.

601 E Freemason St
Norfolk, VA 23510

N/A

MLS#
City Tax Records

N/A
N/A
Fee Simple
N/A
Downtown Norfolk
15154 sf
Residential
Colonial
V. Good
231
Average

6 3 0.5
2,613

1221 sf
None  
Good
FWA/CAC
None Noted
No Garage
Porch,Pat, 2 Sheds
5
Guest Cottage
N/A
Cost to cure

215 Glasgow St
Portsmouth, VA 23704
1.11 miles SW

402,000
160.29

REINMLS#10610671
City Tax Records, Agent

Conventional
None
Fee Simple
11/18/2025 0
Olde Towne +225,000
13242 sf
Residential
Colonial
Average +100,000
240 0
Average

8 3 2.1 -30,000
2,508 +4,000

No Basement +10,000

Good
Rad/None +20,000
None Noted
No Garage
None +45,000
2 +6,000
None +50,000
1
Cost to cure -75,000

355,000

757,000

6651 Talbot Hall Ct
Norfolk, VA 23505
3.72 miles N

1,025,000
232.37

REINMLS#10532811
City Tax Records

Conventional
None
Fee Simple
07/02/2024 0
Talbot Park 0
18299 sf 0
Residential/Water -25,000
Colonial
V. Good
228 0
Good -100,000

8 4 3.0 -35,000
4,411 -72,000

1500 sf 0
None  
Good
FWA/CAC
Ins. Windows -10,000
No Garage
Lg Pch,Shed,Patio 0
6 -2,000
None +50,000

Cost to cure -75,000

-269,000

756,000

725 Yarmouth St
Norfolk, VA 23510
0.58 miles NW

595,000
200.88

REINMLS#10565966
City Tax Records

Conventional
None
Fee Simple
03/14/2025 0
Ghent 0
3533 +200,000
Residential
Colonial
Good +50,000
135 0
Average(+) -50,000

8 4 2.1 -30,000
2,962 -14,000

No Basement +10,000
None  
Good
FWA/CAC
None Noted
No Garage
Deck, Balcony 0
3 +4,000
None +50,000

Cost to cure -75,000

145,000

740,000
Search criteria was as follows:  located in Subject's defined neighborhood, detached, GLA less than 

5000 sf, built prior to 1900, This search only 1 closed sale, so Appraiser expanded the search criteria in both time and distance for additional 
sales.

All Comparables received similar weight in the value determination.  Comparable #1 was selected as a historic home of similar size.  It 
received a matched-pair adjustment for inferior location, a matched-pair adjustment for inferior quality of construction and various 
adjustments for differences in size and amenities.  

#2 was selected as a historic home in the City of Norfolk with a similar quality of construction.  It has a partial view of the Lafayette River, so 
received a negative adjustment for its superior view.  It also received a negative matched-pair adjustment for superior condition, negative 
adjustments for superior bathroom count and GLA, and a matched-pair adjustment for its lack of an ADU / Guest Cottage.

Comparable #3 was selected as the most similar sale in Subject's actual neighborhood.  It was given a matched-pair adjustment for its 
significantly smaller site, a matched-pair adjustment for its slightly inferior quality of construction, and a matched-pair adjustment for slightly 
superior condition.  It also received adjustments for living area, bathroom count, and amenities.

Additionally, all Comparables received negative adjustment as a "cost to cure" Subject's lack of a kitchen (the installation of a suitable galley 
kitchen using high-quality materials such as custom cabinets, granite surfaces, and professional quality appliances on the first floor was 
estimated to be $75,000).

This report is based on the Extraordinary Assumption that it is possible to construct two full bathrooms on Subject's second or third floors.  It 
is also based on the Extraordinary Assumption that there is a historic easement on the property that prevents any alternation to the exterior 
(other than a cosmetic repair) or to Subject's footprint.  If any of the EA's are incorrect, it could alter the opinion of value.

755,000
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601 E FreemasonRESIDENTIAL SUMMARY APPRAISAL REPORT

755,000
The sales comparison approach is the best indicator of value;  the cost and income approaches were considered but are 

less accurate, not necessary for a credible opinion of value, and thus not included.

755,000 12/17/2025
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601 E FreemasonScope Of Work, Assumptions, & Limiting Conditions
601 E Freemason St Norfolk VA 23510

City of Norfolk 810 Union St, Suite 1100, Norfolk, VA 23510
Otis E Butler PO Box 11464, Norfolk, VA 23517
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General Comments

The subject appraisal is being performed to determine market value for the Client/Lender.   The subject property is not currently
listed for sale, nor has it been listed for sale in the past 12 months.  This report is not intended for any other use.  The subject
photos are original and have not been altered or enhanced in any manner.

Although a walk-through inspection has been performed, an appraiser is not an expert in the field of building inspection and/or
engineering.  As part of the visual walk-through inspection performed by the Appraiser, the inaccessible areas were not
inspected.  If an inspection of areas which are not accessible is desired, an expert in the field should be consulted.  The
appraisal was prepared for the mortgage lending purposes of the client.  It is not a home inspection and should not be relied
upon to disclose the specific conditions of the property  which a licensed home inspector would normally provide.  It is assumed
that there are not structural defects hidden by floor or wall coverings or any other hidden or unapparent conditions of the
property;  that all mechanical equipment and appliances are in good working condition (unless specifically commented upon in
another section of this report);  and that all electrical components and the roofing are in satisfactory condition.  If the client has
any questions regarding these items, it is the client's responsibility to order the appropriate inspections.  Appraiser does not
have the skill or expertise necessary to make such inspections, and Appraiser assumes no responsibility for these items.  The
borrower has the right to have the home inspected by a professional home inspector, and the appraisal inspection does not
offer warranties or guarantees of any kind.   This appraisal report has been prepared for the exclusive benefit of the client - it
may not be used or relied upon by any other party.  Any party who uses or relies upon any information in this report, without the
preparer's written consent, does so at his/her own risk.   
Neighborhood Comments:

Approximately 10% of adjacent land is vacant.  The area is in a master land use plan for conforming development and no
adverse conditions are anticipated. 

Comments on Site:

Subject conforms to current zoning codes and the zoning code reported is taken from public zoning records.

Comments on Improvements:

The property's heating, plumbing, and electrical systems appear to be functioning properly to the best of the appraiser's
knowledge and expertise.

Comments on Sales Comparison Analysis:

Please be advised that in the Sales Comparison approach grid, bathrooms are adjusted for on the first line and gross living
area/room count are adjusted together as a single adjustment on the second line.

It was necessary to utilize sales located over one mile from the subject property for the following reasons:
It was necessary for the appraiser to widen the market search to obtain comparables with similar utility, style, effective age and
sale dates reflective of current market conditions.  Based on appraisal practice with emphasis placed on weighing the elements
of comparison (ie. location, date of sale, physical characteristics of site, improvements and conditions of sale), the sale chosen
represent the best indication of the subject's current market value.  In the appraiser's opinion, the sales chosen best weigh the
elements of comparison and while the distance from the subject property is very important, various factors within the elements
of comparison require a wider than one mile radius market search.  
The three sales chosen are considered to be the best available to satisfy mortgage underwriting requirements without sacrificing
the integrity of standard appraisal practice established by the Appraisal Institute.

It was necessary to analyze comparable sales that occurred over six months prior to the appraisal date.  This was necessary to
properly balance the four major elements of comparison.  The older sales after adjustments are considered to best reflect the
subject's current market value.  Other sales would have required less desirable adjustments and would have reduced the
reliability of the subject's indicated value.

Comments on Personal Property:

The comparable sales utilized in the report have minor amounts of personal property included in their conveyance.  This
personal property is considered to be so insignificant that its conveyance had no impact on the comparables' sale price.  No
adjustment could be extracted from the market for any personal property conveying with the comparable sales, thus no market
adjustment is considered appropriate to the comparable sales for personal property in their conveyance.  (See FNMA
announcement 86-23 dated 10/23/86 and FHLMC bulletin Volume 1, section 2215 of the Sellers' Services Guide dated 4/24/86
effective 7/1/86).

PURPOSE, SCOPE & SYNOPSIS

The purpose of the subject appraisal is to estimate the fair market value of the subject property as defined.
The scope of the appraisal basically provides for a thorough physical inspection of the subject property and its environs
sufficient enough to gather all pertinent data to form a market value conclusion.  The attributes of the subject property are
compared to the most comparable data available including properties currently offered for sale, properties where title has full
transferred (i.e. closed sales).  An exterior inspection of the comparable properties is made.  Specifics regarding physical
features of the comparable properties and the terms of sale are verified with parties to the transaction, public records of the
jurisdiction and public reporting subscription services such as the local MLS.  The subject and comparable properties are
compared regarding the four major elements of comparison (including all sub-elements) and necessary market extracted
adjustments are utilized to arrive at an indicated value by direct sales comparison.  The cost approach and income approach
are also considered depending on their applicability.  After considering all three approaches to value the appraiser follows a
thoughtful and thorough reconciliation process arriving at the market value estimate, as defined as of the effective date of the
appraisal as stated in the report.
The comments in this addendum are intended to expand on what the appraiser feels are areas of most concern to the reader in
order to fully understand the appraisal report and methodology.  The expanded narrative allows the appraiser to provide
additional comments where sufficient space is not available on the appraisal form.  The market has been thoroughly searched
and the sales reported are in the appraiser's opinion the best sales available that properly weigh the four major elements of
comparison.
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Shed
[29.5 Sq ft]

5.9'

Covered Porch
[59.89 Sq ft]

11.3'

First Floor
[1391.33 Sq ft]

19.6'

15.3'

34.9'

Shed
[16 Sq ft]

4'

Second Floor
[1221.5 Sq ft]

34.9'

34.9'

Guest Cottage
[318.6 Sq ft]

13.5'

Basement

[1221.5 Sq ft]

34.9'

Attic
[650.94 Sq ft]

34.9'

10.5'

24.4'

Half

Bath

Bedroom

BedroomEntrance

Dining

Living

Bath

Bedroom

Bedroom

TOTAL Sketch by a la mode Area Calculations Summary

Living Area Calculation Details
First Floor 1391.33 Sq ft  34.9 × 35  = 1221.5

 11.1 × 15.3 = 169.83

Second Floor 1221.5 Sq ft  35 × 34.9  = 1221.5

Total Living Area (Rounded): 2613 Sq ft
Non-living Area
Shed 16 Sq ft  4 × 4  = 16

Shed 29.5 Sq ft  5.9 × 5  = 29.5

Covered Porch 59.89 Sq ft  11.3 × 5.3  = 59.89

Guest Cottage 318.6 Sq ft  23.6 × 13.5 = 318.6

Attic 650.94 Sq ft  11.8 × 10.5 = 123.9
 21.6 × 24.4 = 527.04

Basement 1221.5 Sq ft  35 × 34.9  = 1221.5
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Subject is not affected by any adverse external obsolescence - it is distant enough from St Paul's Blvd to avoid most traffic noise.
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Residential
15154 sf
V. Good
231

Photos have not been altered 
in any way.
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215 Glasgow St
1.11 miles SW
402,000
2,508
8
3
2.1
Olde Towne 
Residential
13242 sf
Average
240

Note:  Photo taken at time of
listing.
 

6651 Talbot Hall Ct
3.72 miles N
1,025,000
4,411
8
4
3.0
Talbot Park
Residential/Water
18299 sf
V. Good
228

Note:  Photo taken at time of
listing.
 

725 Yarmouth St
0.58 miles NW
595,000
2,962
8
4
2.1
Ghent
Residential
3533
Good
135

Note:  Photo taken at time of
listing.
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