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March 21, 2014 

 

Re: Community Mailbox and the Impact on Residential Property Value 

 

In accordance with your request, I hereby submit my opinion as it relates to the potential 
impact of community mailboxes on residential properties. The client, The Canadian Union 
of Postal Workers (CUPW) seeks an opinion without empirical data in regards to the 
implementation of community mailboxes in residential areas across Canada. The purpose 
is to provide insight to CUPW and local governments in regards to the plan to remove door 
to door mail service and replace with community mailbox service. The intended use is for 
an internal purpose and we understand that the opinion expressed herein will not be used 
for public reference.  The opinion expressed is current as at March 21, 2014.  

From a valuation standpoint, particularly for residential single family homes the most 
common and the most widely accepted method of valuation is the Direct Comparison 
Approach (DCA).  The DCA studies the interaction of buyers and sellers in the market 
place. This approach has also been traditionally referred to as the comparative approach 
and involves a process of comparing the subject property in all respects to similar 
properties. Sales of comparable properties are gathered, analyzed and adjusted to reflect 
value to the subject. Adjustments are typically made for differences such as market 
conditions, size, location, condition of the property, number of bedrooms, number of 
washrooms, basement (finished, unfinished, walk-out), pool, outbuildings, landscaping, 
garage, adjacent uses, site character among other variables. 
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When estimating the market value of a property using the Direct Comparison Approach 
adjustments must be made to the sale price of each of the comparable properties to 
account for difference between the comparable and the subject property. Most weight is 
given to comparable properties requiring the least adjustment. 

Variables for which adjustments are commonly made are: 

• Property Rights, if the subject or comparable sales are an interest less than a fee 
simple;  

• Motivation of either the vendor or the purchaser including favourable financing 
arrangements;  

• General location, major arterial frontage, site area, dwelling condition/age, out 
buildings or other exterior improvements, availability of services and zoning, and; 

• Market conditions.  
 
The adjustments are made in order to attempt to measure the reaction of the market in 
terms of differences between the comparable sales and the subject property.   

In my opinion the effect of a community mailbox on a residential property is likely to have a 
negative influence on demand / liquidity and potentially market value. For example, if a 
prospective buyer had a choice between two identical residential homes on the same 
street, one with a community mailbox and the other home without, the buyer would likely 
select the home without the community mailbox, assuming all other variables of the home 
are the same. Hence demand / liquidity for the home is affected.  A community mailbox 
would be an adjustment variable for which an appraiser and/or prospective home buyer 
would likely make a negative adjustment through the Direct Comparison Approach to 
market value. A similar adjustment process would be considered for a home adjacent to 
rail or hydro corridor compared to a home without. Hence, the impact of a community 
mailbox to a property is likely to negatively influence the home’s market value when 
compared to an identical home on the same street without a community mailbox.  

There are a number of detracting features that the implementation of a community mailbox 
can have on a home and the immediate neighbours, such as:  

- Increased Noise / traffic (vehicular and pedestrian) 
- Vehicle idling 
- Debris 
- Loss of Privacy 
- Curb Appeal 
- Vandalism  
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Image 3 
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Image 5 Image 6 

http://www.google.ca/imgres?sa=X&biw=1920&bih=983&tbm=isch&tbnid=Q57XXNlUG35X6M:&imgrefurl=http://www.thestar.com/news/canada/2013/12/11/canada_post_5_key_changes_you_need_to_know.html&docid=sd7IHHDNbhtmFM&imgurl=http://www.thestar.com/content/dam/thestar/news/canada/2013/12/11/canada_post_5_key_changes_you_need_to_know/mailbox.jpg&w=1200&h=666&ei=KlEoU7T9Hues2wWK8YEY&zoom=1&ved=0CJsBEIQcMBU&iact=rc&dur=1660&page=1&start=0&ndsp=34
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=WJV3e0UCMHhblM&tbnid=MLmDS6ONEFYBKM:&ved=0CAYQjRw&url=http://www.geoffmeggs.ca/2014/01/09/no-evidence-replacement-of-home-delivery-with-community-mail-boxes-can-be-done-acceptably-architects-warn/&ei=N1IoU-7sHMW52AWg6oGIBA&bvm=bv.62922401,d.b2I&psig=AFQjCNGKu-G5MGhldigja3QQfz11To5f1w&ust=1395237547086226
http://central-park.ottawa.on.ca/community/gardening-club/
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=CM-UrYz-VnlH5M&tbnid=yixwg2tJAlPStM:&ved=0CAYQjRw&url=http://www.thestar.com/yourtoronto/the_fixer/2012/05/27/the_fixer_canada_post_fasttracks_graffiti_removal_for_media_but_not_for_customers.html&ei=yFMoU7nOJujg2QWqiICYBA&bvm=bv.62922401,d.b2I&psig=AFQjCNGKu-G5MGhldigja3QQfz11To5f1w&ust=1395237547086226
http://www.flickr.com/photos/dwight_ew/8063839755/
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=fgo4sAAOqbjuDM&tbnid=NRCuFwMHv6YmpM:&ved=0CAYQjRw&url=http://www.greenvillemove.com/?s=1271&ei=91YoU-z9JerV2QWm5YGgAg&bvm=bv.62922401,d.b2I&psig=AFQjCNGKu-G5MGhldigja3QQfz11To5f1w&ust=1395237547086226
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The community mailbox Image Nos. 1, 2 and 4 clearly depict the potential negative impact 
from debris and vandalism that can occur to the immediate residence and immediate 
vicinity. The resultant market reaction is likely to be negative and as such demand and 
pricing is anticipated to be affected.  

The community mailbox Image Nos. 3, 5 and 6 mitigate the impact of the community 
mailbox by landscaping, a park/open space setting and enclosure for privacy.  
Nonetheless, increased traffic and noise will not be mitigated to the immediate home.  
Overall, however the Images have been presented to illustrate possible features that can 
mitigate the negative impact on demand and pricing resulting form a community mailbox.  

To further expand on the notion of community mailboxes and the potential negative impact 
on market value the valuation technique known as the “Before & After Method” is a 
noteworthy reference;  

Before and After Method:  Section 14.-(3) of the Act provides for restricted and 
discretionary use of the “before” and “after” basis of estimating the loss in Market Value, 
"Where only part of the land of an owner is taken and such part is of a size, shape or 

nature for which there is no general demand or market, the market value and the injurious 

affection caused by the taking may be determined by determining the market value of the 

whole of the owner's land and deducting there from the market value of the owner's land 

after the taking." 

The “Before and After” method is typically considered in the expropriation process. In most 
instances a partial taking of the home owner’s land will not be required for community 
mailbox since the mailbox will reside on land owned by the local government. 
Notwithstanding the application of this technique, in theory, would consider the value of 
the entire property as it existed immediately prior to, and immediately after the placement 
of a community mailbox.  This difference in market value would, in theory, include the 
value of the land taken and reflect any losses attributable to injurious affection or 
betterment   

In order to develop this method, comparable sales would be developed for the “before” 
(without community mailbox) value and a second set of comparable sales would be 
developed for the “after” (with community mailbox) value. As the community mailbox 
program is expanded to new communities it would be noteworthy market research to 
compare the impact on market value for homes with and without a community mailbox on 
the same street.  
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It is my professional opinion that community mailbox will have a negative impact on both 
demand and pricing for residential homes. The extent of the impact on market value is 
speculative and anecdotal at this stage and difficult to quantify without further research 
and study.   

This opinion is for the sole use of the Canadian Union of Postal Workers (CUPW) our 
client, and reliance or distribution other than CUPW is prohibited without our knowledge 
and written consent. The opinion has been developed in accordance with the Canadian 
Uniform Standards of Professional Appraisal Practice (“The Standards”) as developed by 
the Standards Board of the Appraisal Institute of Canada.   

 

Respectfully submitted, 

 

 

 

  

 

 
























