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DISCLAIMER

All rights reserved.  No part of this work covered by the copyrights herein may be reproduced or copied in any form or by 

any meansðgraphically, electronically, or mechanically, including photocopying, audio/video recording, or information 

storage and retrieval of any kindðwithout the express written permission of the CTI, NACVA ,and the presenter.

The information contained in this presentation is only intended for general purposes.

It is designed to provide authoritative and accurate information about the subject covered.  It is sold with the 

understanding that the copyright holder is not engaged in rendering legal, accounting, or other professional service or 

advice.  If legal or other expert advice is required, the services of an appropriate professional person should be sought.

The material may not be applicable or suitable for the readerôs specific needs or circumstances.  Readers/viewers may 

not use this information as a substitute for consultation with qualified professionals in the subject matter presented here.

Although information contained in this publication has been carefully compiled from sources believed to be reliable, the 

accuracy of the information is not guaranteed.  It is neither intended nor should it be construed as either legal, 

accounting, and/or tax advice, nor as an opinion provided by the Consultantsô Training Institute (CTI), the National 

Association of Certified Valuators and Analysts (NACVA), the Institute of Business Appraisers (IBA), the presenter, or 

the presenterôs firm.

The authors specifically disclaim any personal liability, loss, or risk incurred as a consequence of the use, either directly

or indirectly, of any information or advice given in these materials. The instructorôs opinion may not reflect those of the 

CTI, NACVA, its policies, other instructors, or materials.

Each occurrence and the facts of each occurrence are different. Changes in facts and/or policy terms may result in 

conclusions different than those stated herein.  It is not intended to reflect the opinions or positions of the authors and 

instructors in relation to any specific case, but ,rather, to be illustrative for educational purposes.  The user is cautioned 

that this course is not all inclusive. 

© 2016ð1997  NACVA Å 5217 South State Street, Suite 400 Å Salt Lake City, UT, 84107ðALL RIGHTS RESERVED.

The Consultants' Training Institute (CTI) is registered with the National Association of State Boards of Accountancy (NASBA) as a sponsor of continuing professional education on the 

National Registry of CPE Sponsors. State boards of accountancy have final authority on the acceptance of individual courses for CPE credit. Complaints regarding registered sponsors may 

be submitted through its web site: learningmarket.org.
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Robert James Cimasi, MHA, ASA, MCBA, FRICS, CVA, CM&AA, serves as Chief

Executive Officer of HEALTH CAPITAL CONSULTANTS (HCC), a nationally recognized

healthcare financial and economic consulting firm headquartered in St. Louis, MO,

serving clients in 49 states since 1993. Mr. Cimasi has over thirty years of experience in

serving clients, with a professional focus on the financial and economic aspects of

healthcare service sector entities including valuation consulting and capital formation

services; healthcare industry transactions, including joint ventures, mergers, acquisitions,

and divestitures; litigation support & expert testimony; and certificate-of-need and other

regulatory and policy planning consulting.

Mr. Cimasi is a nationally known speaker on healthcare industry topics and the author of

numerous peer-reviewed articles, chapters in legal treatises and anthologies, and

nationally published books, including: ñHealthcare Valuation: The Financial Appraisal of

Enterprises, Assets, and Servicesò[2014 - John Wiley & Sons]; ñAccountable Care

Organizations: Value Metrics and Capital Formationò[2013 - Taylor & Francis]; and, his

most recent book, ñTheAdviserôsGuide to Healthcare ï2nd Editionò[2015 - AICPA].

He serves on the editorial boards of the Business Appraisals Practice of the IBA, of which he is a member of the

College of Fellows, and on The Value Examiner of NACVA. In 2006, Mr. Cimasi was honored with the

prestigious ñShannon Pratt Award in Business Valuationòconferred by the Institute of Business Appraisers (IBA),

and, in 2011, he was named a Fellow of the Royal Institution of Chartered Surveyors (RICS). In 2016, Mr.

Cimasi was named a ñPioneer of the Professionòas part of the recognition of the National Association of

Certified Valuators and Analysts (NACVA) ñIndustry Titansòawards, which distinguishes those whom have had

the greatest impact on the profession. You can see his full CV at

https://www.healthcapital.com/hcc/html2pdf30/RCimasi_CV.pdf.
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Todd A. Zigrang, MBA, MHA, FACHE, ASA, is the President of Health Capital

Consultants (HCC), where he focuses on the areas of valuation and financial

analysis for hospitals, physician practices, and other healthcare enterprises. Mr.

Zigrang has over 20 years of experience providing valuation, financial,

transaction and strategic advisory services nationwide in over 1,000

transactions and joint ventures involving acute care hospitals and health

systems; physician practices; ambulatory surgery centers; diagnostic imaging

centers; accountable care organizations, managed care organizations, and

other third-party payors; dialysis centers; home health agencies; long-term care

facilities; and, numerous other ancillary healthcare service businesses. Mr.

Zigrang is also considered an expert in the field of healthcare compensation for

physicians, executives and other professionals.

Mr. Zigrang is the co-author of the ñAdviserôsGuide to Healthcare ï2nd Editionò

(AICPA, 2015), numerous chapters in legal treatises and anthologies, and peer-

reviewed and industry articles such as: The AccountantôsBusiness Manual

(AICPA); Valuing Professional Practices and Licenses (Aspen Publishers);

Valuation Strategies; Business Appraisal Practice; and, NACVA QuickRead.

Additionally, Mr. Zigrang has served as faculty before professional and trade

associations such as the American Bar Association (ABA); the National

Association of Certified Valuators and Analysts (NACVA); Physician Hospitals of

America (PHA); the Institute of Business Appraisers (IBA); the Healthcare

Financial Management Association (HFMA); and, the CPA Leadership Institute.
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}Contrasting viewpoints in the valuation community 

surrounding issues related to the valuation of intangible 

assets in physician practice enterprises:

ƁExistence of value for intangible assets of a healthcare 

professional practice enterprise in the absence of positive 

net cash flow being generated by the operations of the 

entity in its entirety

}Valuation methodologies available for use by the valuation 

analyst, that: 

ƁAre legally permissible

ƁHave a sound theoretical economic and financial foundation

ƁAre feasible to implement in practice
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ñThese perplexing questions as to the nature of the 

thing to be valued might seem to be of no concern 

to the student of valuation, howeveré[h]ow one 

shall define property in a given case is bound up 

with the question how one shall find value in that 

same case.  

The two problems must be treated together by 

persons who understand their interrelationship.ò

- James C. Bonbright

6ñThe Valuation of Property: A Treatise on the Appraisal of Property for Different Legal 

Purposesò, By James C. Bonbright, New York, NY: McGraw-Hill, 1937, p. 99. 
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Existence of Intangible Assets
} To determine whether some nonphysical aspect, operation, or performance of a 

business enterprise qualifies as an intangible asset for the purposes of a valuation, 

the item should possess several attributes characteristic of ñproperty,ò including:

ƁThe item should exist and be identified in a manner that allows it to be 

recognized as a legal property right which can be defended in court as 

private property and the ownership of which can be sold or transferred

ƁThe item should have some element of evidentiary support and 

documentation for its existence, including both the inception and the 

termination of its existence in relation to an action, circumstance, or event that 

can be legally described and identified

ƁThe item should, despite its lack of physical substance, generate a measure of 

economic benefit to its owner

} ñCertainly the aggregate of a businessô employees, even if they be individually not 

property, is ópropertyô within the meaning of the Bankruptcy Actéò
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ñThe Adviserôs Guide to Health Care: Consulting with Professional 

Practicesò, By Robert James Cimasi, New York, NY, American Institute of 

Certified Public Accountants, Inc., 2011, p. 190. Glosband v. Watts 

Detective Agency, Inc., 21 B.R. 963, 971-2 (D.C. Mass. 1981).



}Intangible assets are described as assets of an 

enterprise which cannot be seen or touched

}Intangible assets have a recognizable description, 

tangible manifestation of existence, are created at 

an identifiable time, can be destroyed, and are 

subject to legal existence, protection, 

transferability, and private ownership

9
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} Consists of one or more, but not all, legal rights related to use 

of real estate and can be influences by government 

intervention through eminent domain or police power

} Police power use of real property is non-compensable, 

eminent domain is compensable

} Intangible real property may include:

ƁEasements

ƁPermits

ƁLeasehold Estate

ƁZoning Waivers and Variance

ƁUse Rights
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Easements

}Right to perform a specific action on a parcel of 

real estate, the dominant estate gains the 

easement and the servient estate is burdened by it

}The value of the easement is calculated by the 

value lost by the servient estate and reflected as 

an economic benefit to the dominant estate
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Permits

}A certification from a government entity to use or 

develop real estate, like occupancy and building 

permits

}Economic value is the cost and time to acquire a 

permit
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Leasehold Estates

}Interest, like right of use or occupancy, transferred 

through a lease for a certain term under specific 

conditions including the lessee paying the lessor rent

}The value is the rent paid discounted to present value

13



Zoning Waivers and Variance

}A variance of certain restrictions or waiver from 

entire restrictions set on land use by government 

entities

}Economic value is the value of the highest and 

best use of the property with the waiver or 

variance less the value of the highest and best 

use of the property without a waiver
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Use Rights 

}Specific interests in a specific part of real estate, 

including water use, mineral/drilling rights, air 

rights and subterranean rights

}Economic value quantified by generation of 

revenues or change in value of subject property
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} Intangible personal property includes all intangibles assets that are 

not real property

} Intangible personal property may include:

ƁPayor or Client-Related Intangible Assets

ƁGoodwill and Patient-Related Intangible Assets 

ƁHuman Capital-Related Intangible Assets

ƁIntellectual Property-Related Intangible Assets

ƁOperations-Related Intangible Assets

ƁGovernance or Legal Structure Related Intangible Assets

ƁMarketing and Business Development-Related Intangible Assets

ƁRegulatory or Legal-Related Intangible Assets

ƁFinancial or Revenue Stream-Related Intangible Assets

ƁTechnology-Related Intangible Assets

ƁPractice or Commercial Goodwill in a Physician Practice

ƁProfessional or Personal Goodwill in a Physician Practice
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