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Mr. Jones,
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The effective date of this appraisal is June 18, 2018 for a value “AS IS” value. As a result of our investigation,
we have estimated market value of the fee simple interest in the subject property, subject to the assumptions and
limitations as specifically provided within this report, to be:
$6,020,000 AS IS
This Appraisal Report is intended to comply with the reporting requirements set forth under the Uniform
Standards of Professional Appraisal Practice and Title XI of FIRREA for an Appraisal Report. As such, it
presents summary discussions of the data, reasoning, and analysis that were used in the appraisal process to
develop the appraiser’s opinion of value. The depth of discussion contained in this report is specific to the needs
of the client and for the intended use stated within. The appraisers are not responsible for unauthorized use of this
report. It was a pleasure preparing this appraisal for you and your institution.
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CONTINGENT AND LIMITING CONDITIONS
The certification of the Appraisers appearing in the appraisal report is subject to the following
conditions and to such specific and limiting conditions as are set forth by the Appraisers in the
report.
1. The Appraisers assume no responsibility for matters of legal nature affecting the property
appraised or the title thereto, nor do the Appraisers render any opinion as to the title, which is
assumed to be good and marketable. The property is appraised as though under responsible
ownership.
2. Any sketch in the report may show approximate dimensions and is included to assist the
reader in visualizing the property. The Appraisers have made no survey of the property.
3. The Appraisers are not required to give testimony or appear in court because of having made
the appraisal with reference to the property in question, unless arrangements have been
previously made therefore.
4. Any distribution of the valuation in the report between land and improvements applies only
under the existing program of utilization. The separate valuations for land and building must
not be used in conjunction with any other appraisal and are invalid if so used.
5. The Appraisers assume that there are no hidden or unapparent conditions of the property,
subsoil, or structures, which would render it more or less valuable. The Appraisers assume no
responsibility for such conditions, or for engineering which might be required to discover such
factors.
6. Information, estimates, and opinions furnished to the Appraisers, and contained in this
report, were obtained from sources considered reliable and believed to be true and correct.
However, no responsibility for accuracy of such items furnished the Appraisers can be
assumed by the Appraisers.
7. Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations
of the professional appraisal organizations with which the Appraisers are affiliated.
8. Neither all nor any part of the contents of this report shall be conveyed to any person or
entity, other than the Appraisers’ or firm’s client, through advertising, solicitation materials,
public relations, news, sales, or other media without written consent and approval of the
authors, particularly as to valuation conclusions, the identity of the appraisers or firm with
which the appraisers is connected, or any reference to the professional organizations with
which the appraisers is affiliated or to the designation of the appraisers. Further, the appraisers
or firm assumes no obligation, liability, or accountability to any third party. If this report is
placed in the hands of anyone but the client indicated in this report, the client shall make such
party aware of all assumptions and limiting conditions of this assignment.

Foster Appraisal Services, Inc.

3

201 North Eugene Street

9. On all appraisals, subject to satisfactory completion, repairs, or alterations, the appraisal
report and value conclusions are contingent upon completion of the improvements as advised
and in a professional workmanlike manner.
10. In this appraisal assignment, the existence of potentially hazardous material used in the
construction or maintenance of the building, such as the presence of urea formaldehyde foam
insulation, and/or existence of toxic waste, which may or may not be present on the property,
has not been considered. The appraisers are not qualified to detect such substances. It is urged
that the client retain an expert in this field if desired.
11. A legal description was not provided to the appraisers by the client. The legal description
in the report is assumed to be correct. The appraisers assume no responsibility for matters
legal in character nor do we render any opinion as to title, which is assumed to be good and
marketable.
12. It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws, and that all zoning, building, and use regulations and
restrictions of all types have been complied with unless non-compliance is stated, defined and
considered in the appraisal report. It is further assumed that all licenses, consents, permits, or
legislative or administrative authority required by any local, state, federal and/or private entity
or organization have been or can be obtained or renewed for any use considered in the value
estimate.
13. Possession of this report, or a copy thereof, does not carry with it the right of publication,
nor may it be used for other than its intended use by anyone other than the Client without the
prior written consent of the Appraisers or the Client, and then only with the proper
identification and qualification and only in its entirety. No change of any item in the report
shall be made by anyone other than the Appraisers and/or officer of the firm. The Appraisers
and firm shall have no responsibility if any such change is made.
14. Any after-tax investment analysis and resulting measures of return on investment are
intended to reflect only possible and general market considerations, whether used to estimate
value or return on investment given a purchase price. Please note that the Appraisers do not
claim expertise in tax matters and advises Client to seek competent tax advice.
15. The liability of Appraisers and the firm is limited to the Client only and to the fee actually
received by Appraisers. Further, there is no accountability, obligation, or liability to any third
party. If this report is placed in the hands of anyone other than the Client, the Client shall
make such party aware of all limiting conditions and assumptions of the assignment and related
discussions. The Appraisers are in no way to be responsible for any costs incurred to discover
or correct any deficiencies of any type present in the property; physically, financially, and/or
legally. In the case of limited partnerships or syndication offerings or stock offerings in
property, Client agrees that in case of lawsuit (brought by lender, partner or part owner in any
form of ownership, tenant, or any other party), any and all awards, settlements of any type in
such suit, regardless of outcome, Client will hold Appraisers completely harmless in any such
action.
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16. Any projections, forecasts, etc. regarding future patterns of income and/or expenses,
prices/values, etc. represent the analyst's best estimates of investor anticipation with respect to
these items, based on information available at the date of appraisal or analysis. Such
information includes forecasts/projections published by recognized sources such as
economists, financial publications, investor surveys, etc. Economic trends can affect future
behavior of income, expenses, values, etc. Changes in these items caused by future occurrences
could result in values different from those established in this report. The appraisers cannot
accept responsibility for economic variables in the future which could not have been known or
anticipated at the date of analysis (inflation rates, economic upswings or downturns, fiscal
policy changes, etc.).
17. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The
appraisers have not made a specific compliance survey and analysis of this property to
determine whether or not it is in conformity with the various detailed requirements of the
ADA. It is possible that a compliance survey of the property, together with a detailed analysis
of the requirements of the ADA, could reveal that the property is not in compliance with one or
more of the requirements of the Act. If so, this fact could have a negative effect upon the value
of the property. Since we have no direct evidence relating to this issue, we did not consider
possible non- compliance with the requirements of ADA in estimating the value of the
property.
18. The value estimated contained within this report assumes no impact on value because of
"Section 404 Wetlands" as defined by the U.S. Army Corps of Engineers. The property is not
encumbered by Flood Plain area yet may in fact contain wetlands. In reviewing the site plan, it
appears that this area will remain undisturbed. The appraisers are not experts in this field. It is
recommended that the client seek the advice of an expert to determine any potential impact of
wetlands on the property.
19. The appraisers are submitting an appraisal report on the subject property located at 201
North Eugene Street, Greensboro, Guilford County, North Carolina.
This appraisal report is intended to comply with the reporting requirements set forth under the
Uniform Standards of Professional Practice and Title XI of FIRREA. As such, it presents
summary discussions of the data, reasoning, and analysis that were used in the appraisal
process to develop the appraisers’ opinion of value. Supporting documents are retained in the
appraisers’ files. The depth of discussion contained in this report is specific to the needs of the
client and for the intended use. The appraisers are not responsible for unauthorized use of this
report.
20. No evidence of ground contamination was noted by the appraisers, however the appraisers
is not an expert in this field. The appraisers recommend an environmental survey be done to
determine if ground contamination is present. This appraisal report assumes no ground
contamination is present.
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21. Acceptance of, and/or use of, this appraisal report by the Client or any third party
constitutes acceptance of the above conditions. APPRAISERS LIABILITY EXTENDS ONLY
TO STATED CLIENT, NOT SUBSEQUENT PARTIES OR USERS, AND IS LIMITED TO
THE FEE RECEIVED.
EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDTIONS
An extraordinary assumption is defined as “as assumption, directly related to a specific
assignment, as of the effective date of the assignment results, which, if found to be false, could
alter the appraiser’s opinions or conclusions.” USPAP 2016-2017, page 307
Comment:
Extraordinary assumptions presume as fact otherwise uncertain
information about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or about the integrity
of data used in an analysis.
We were not provided with an environmental assessment of the property. This appraisal is
based on the extraordinary assumption that there is no asbestos contained in the building
materials of the subject.
We were provided with a set of building plans that were drawn by Calloway Johnson Moore &
West, P.A. that are dated March 24, 2005. The area of the subject was taken from the cover
page of these plans. This appraisal is based on the extraordinary assumption that the building
plans are correct.
A hypothetical condition is defined as “a condition, directly related to a specific assignment,
which is contrary to what is known by the appraiser to exist on the effective date of the
assignment results, but is used for the purpose of analysis”. USPAP 2016-2017, page 308
Comment: Hypothetical conditions are contrary to known facts about physical, legal,
or economic characteristics of the subject property; or about conditions external to the
property, such as market conditions or trends; or about the integrity of data used in an analysis.
There are no hypothetical conditions affecting the appraisal of the subject.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS
PROPERTY LOCATION:

Existing Office Building
201 North Eugene Street
Greensboro, North Carolina

EFFECTIVE DATE
OF APPRAISAL:

June 18, 2018

PROPERTY RIGHTS:

Fee Simple

LAND DESCRIPTION:

2.6 acres or 113,256 square feet according to the tax records, and
zoned Central Business. The site has frontage on North Eugene
Street and West Friendly Avenue. The site is served by public
water, sewer, electricity, gas, and telephone. There is on-site
parking with 108 parking spaces.

IMPROVEMENT
DESCRIPTION:

A two-story office building with a basement containing 93,451
square feet of space. The building is steel and masonry
construction with a membrane roof. A more detail description can
be found later in this report.

HIGHEST AND BEST USE: Office and Retail
VALUE INDICATIONS:
INCOME APPROACH:

$6,020,000

SALES COMPARISON APPROACH:

$6,170,000

VALUE CONCLUSION:

$6,020,000

Foster Appraisal Services, Inc.
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SCOPE
The scope of the appraisal is the estimation of market value for real property that involves a
systematic process of identifying the problem to be solved, determining and performing the
scope of work necessary to develop credible assignment results, and disclosing the scope of
work in the report.
In order to properly identify the problem to be solved an appraiser must identify the significant
parameters of an appraisal assignment such as;
- the intended use and users of an appraiser’s opinions and conclusions, as identified by the
appraiser based on communication with the client at the time of the assignment.
- the type of opinion and the effective date(s) of the appraisal
- relevant characteristics about the subject (the defined real estate interest of the assignment)
- any assignment conditions, extraordinary assumptions, hypothetical conditions, supplemental
standards or jurisdictional exceptions that may affect an appraisal
The scope of work includes:
the extent to which the property is identified
the extent to which tangible property is observed
the type and extent of data researched
the type and extent of analyses applied to arrive at opinions or conclusions.
These parameters are identified and discussed throughout the body of this report:
The subject of this report is a multi-story office building. The appraisers are to estimate the
market value of the fee simple interest of the subject in “As Is” condition. This process
involves inspecting the property and comparing it to other similar properties. The comparison
typically uses three approaches; the Cost Approach, the Sales Comparison Approach, and the
Income Approach.
The cost approach is most effective when appraising new buildings and special purpose
properties. The weakness of this approach is in the estimation of effective age in the subject
property. This is no problem with a new property; however, when you employ this approach
when appraising an older property the value can quickly become distorted when estimating
depreciation. The estimation of effective age which helps derive appreciation is not an exact
science and is basically the opinion of the appraiser after his inspection of the building. The
appraiser has chosen not to employ this approach in the estimation of value due to the age of
the improvements.
The sales comparison approach is predicated on comparison of the subject to similar properties
recently purchased. It is the method of estimating value much used and most understood by
the market. The primary difficulty of this approach is obtaining a sufficient number of bona
fide arm's length sales of reasonably similar properties that have sold within a recent time
frame. The appraisers have searched the area for information available for sales of similar
improved properties that have occurred as recently as possible. The appraiser believes that the
Foster Appraisal Services, Inc.

8

201 North Eugene Street

sales comps should be found in the downtown area, in the immediate area of the subject. The
subject’s immediate area is comprised of similar properties which are not commonly found in
other Greensboro locations. The comps used support several use types, but are located in the
subject’s immediate neighborhood. The sales used were considered reasonably current and
reflective of the market.
In the Income Approach, the anticipated cash flow from the subject property is estimated and
converted into a present value through the capitalization process. Once market rates were
estimated, they were then compared to the lease in place. Capitalization rates are extracted
from competitive properties in the market or by using other techniques when applicable.
Properties such as the subject are typically sold on the basis of their income potential;
therefore, the value indicated by this approach generally receives primary consideration.
As part of this assignment, the appraisers have made independent investigations and analyses.
In addition, data retained in the appraisers’ office is continually updated for use in all
assignments. Finally, listed below are the major data sources used in this appraisal report:
Tax maps and Guilford County GIS were utilized for additional site information.
Internal files located in the appraisers’ office
Previous appraisal
Current data extracted from the market
The report that follows is a summary analysis of the data collected. In preparing this appraisal
report, the appraisers examined the subject site and market area. The appraisers confirmed and
analyzed the data and applied the sales and income approaches as it was the only applicable
approach.
This Appraisal Report is intended to comply with the reporting requirements set forth under
the Uniform Standards of Professional Appraisal Practice and Title XI of FIRREA for an
Appraisal Report. As such, it presents summary discussions of the data, reasoning, and
analysis that were used in the appraisal process to develop the appraiser’s opinion of value.
Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraiser’s file.
TYPE OF VALUE AND INTENDED USE OF APPRAISAL
The purpose of the appraisal is to present the data and reasoning that the appraisers have used
to form the opinion of current market value of the fee simple interest in the subject property as
of the appraisal dates. The definition of Market Value, is defined as follows:
the most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

Foster Appraisal Services, Inc.
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Buyer and seller are typically motivated;
Both parties are well informed or well advised, and acting in what they consider to be their
own best interest;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and
The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concession granted to anyone associated with the sale.

The property rights being appraised in this report consist of the fee simple interest. Fee simple
and leased fee are defined by The Dictionary of Real Estate Appraisal as being:


fee simple: absolute ownership unencumbered by any interest or estate subject only to the
four powers of government.1



leased fee estate: the ownership interest of the owner or landlord. The lease fee interest of
a property is held in fee with the right of the use and occupancy conveyed by lease to
others. A property consisting of the right to receive rentals over a period of time, plus the
right of ultimate repossession at the time of termination of the lease.

The fee simple interest includes all the rights of ownership known as the "bundle of rights."
They consist of the use, sell, lease, exclusion from trespass, right to give the property away,
and the right to refuse to exercise these rights. Through lease agreement, portions of these
rights can be transferred such as in right of possession or trespass by easement. The local and
federal governments also have rights in the property through the powers of taxation, eminent
domain, police power, and escheat. The fee simple interest is the subject of this report given
that the lease is not arm’s length at current market rates.
Source: The Dictionary of Real Estate Appraisal, Fourth Edition, Appraisal Institute, 2002.
The subject is leased to Sandhills Center for Mental Health, Developmental Disabilities and
Substance Abuse Services. This lease began on January 1, 2013. The lease has been extended
by one year and terminates on December 31, 2018. The rental is $1.00 per year with the lessee
being responsible for expenses.
This report is intended to be used by The City of Greensboro as an aid in estimating the market
value of the building located at 201 North Greene Street in “as is” condition.
DATES OF VALUE ESTIMATES
The date of the appraisal is June 21, 2018. The effective date of the appraisal for the “As-Is”
estimate of value is June 18, 2018.
1

The Dictionary of Real Estate Appraisal. 2nd ed. Chicago: The American Institute of Real Estate
Appraisers. Page 120.
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IDENTIFICATION OF THE PROPERTY
The legal description is Lot# 201 N EUGENE ST on the Guilford County Tax Records. The
subject’s parcel number is 0001799. The address is 201 North Eugene Street, Greensboro, NC.
HISTORY OF THE PROPERTY
The subject is currently owned by Guilford County, North Carolina as evidenced by the
General Warranty Deed recorded in Deed Book 3778 Page 1407 in the Office of the Register
of Deeds of Guilford County, North Carolina. This transaction occurred on December 15,
1989 and was transferred from the grantor, Blue Bell, Inc., for $2,000,000 according to the
excise tax stamps. This transaction is considered to have been an arm’s length transaction.
The subject is leased to Sandhills Center for Mental Health, Developmental Disabilities and
Substance Abuse Services. This lease began on January 1, 2013. The lease has been extended
by one year and terminates on December 31, 2018. The rental is $1.00 per year with the lessee
being responsible for expenses.
ZONING
The subject parcel is zoned CB, Central Business District and is also located in the Downtown
Design Overlay. The City of Greensboro defines these districts as follows:
30-6-5.5 CB, Central Business District
The CB, Central Business district is solely intended for application in the central core of the
city. The district is established to encourage high-intensity, compact urban development. The
district is intended to accommodate a wide range of uses including office, retail, service,
institutional, and high-density residential developments in a pedestrian-oriented mixed-use
setting (often, multiple uses may be located in the same building).
30-6-9.4 –DDO, Downtown Design Overlay
The –DDO, Downtown Design Overlay is established to provide for compatibility throughout
downtown and between higher intensity development in the central business district and lower
intensity development surrounding the downtown. It is the intent of the -DDO to encourage
intense development and pedestrian activity in the downtown area that enhances, respects and
builds upon historic contexts and promotes visual harmony, and provides for appropriate
transitions to surrounding neighborhoods through clear, flexible guidance.
The –VCO, Visual Corridor Overlay district is intended to protect and preserve the
appearance of gateways into the city and to promote traffic safety in those areas of the city
that are especially congested with traffic entering and leaving the city.
The subject is a legal and conforming land use of this designation. Below is a copy of the
zoning map that shows the location and zoning of the subject.

Foster Appraisal Services, Inc.
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TAX ANALYSIS
The subject property is shown on the Guilford County Tax Records as one parcel with parcel
identification number 0001799 with an assessed value of $5,792,200. The 2017 tax rate has
been established at $1.443 per $100 of assessed value. If the subject were assessed, the tax
value for the property would be established as follows:
($5,792,200 / 100) X $1.443 = $83,581.45
It should be noted that the subject is owned by the County and is not taxed. According to the
market value estimate determined within this report, the present assessed value of the subject is
favorable to the owner at this time.

Foster Appraisal Services, Inc.
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REGIONAL, SOCIAL, ECONOMIC, and GOVERNMENTAL DATA
The Appraisal of Real Estate, 13th Edition identifies four forces, which influence value. They are:
1.
2.
3.
4.

Social Forces
Economic circumstances
Governmental controls and regulations
Environmental conditions2

The dynamics and interplay of these forces affect real estate values. They are the overall
determinants of supply and demand. Thus, these four forces will serve as the foundation for the
Area Analysis section. A review of each of these forces and their respective importance to the
Piedmont Triad market is therefore indicated.

2 The Appraisal of Real Estate Page 44, 13th Edition, Chicago:

The American Institute of Real Estate Appraisers.

Foster Appraisal Services, Inc.
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The above map shows the Piedmont Triad area made up of twelve counties and the three major
cities of Greensboro, High Point and Winston-Salem. This area is located in the north central part
of North Carolina and offers excellent (5) interstate highway systems. This location is within 650
miles of more than half the US population and major markets. It is also located on the I-40/85
between Raleigh and Charlotte.
The total population of the Piedmont Triad was estimated at 1,637,224 in 2012 and is the 37th
largest metro region in the U.S. This population is projected to grow to over two million by 2030.
Greensboro is the largest city with 272,190 people in 2011 with Winston-Salem having 232,143
people and High Point having 105,493. Burlington and Alamance County have been the fastest
growing areas.
The work force is estimated at more than 800,000. The State is “a right to work” state and has the
lowest union enrollment in the nation. Some of the major employers are listed as follows not
including local governments:

Foster Appraisal Services, Inc.
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One of the major advantages of this area is the Piedmont Triad International Airport which has
three runways of 10,001 feet, 9,000 feet and 6,380 feet. Air service is supplied by US Airways,
Delta, United, Continental, American and Allegiant Air. It is the Atlantic hub for FedEx and
headquarters and manufacturing for Honda Jet. Terminal has 30 passenger gates serving Delta,
United and US Airways.

Foster Appraisal Services, Inc.
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Trucking is offered by more than 150 firms with over 100 maintaining local terminals. Two deep
water ports are in North Carolina and rail freight service is offered by Norfolk Southern and CSX
Railway with terminal in the Triad. Amtrak also serves the major cities in the Triad. Nineteen
colleges and universities are located in the Triad including Elon University, Wake Forest
University, NC A&T, UNC Greensboro and Guilford College.
Additional details are supplied by the following Region Profile:

Foster Appraisal Services, Inc.
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The counties within the Piedmont Triad are Alamance, Caswell, Davidson, Davie, Forsyth,
Guilford, Montgomery, Randolph, Rockingham, Stokes, Surry, and Yadkin.
The analysis of social considerations focuses primarily on population characteristics as they
generally define social forces. The analysis of the composition of an area’s population and
demographics provides the opportunity to evaluate future trends for products and services. These
factors are keys to anticipating the supply and demand for particular types of real property.
Typically, the greater the number of potential consumers within a specific market area, the higher
the demand will be for virtually every type of available good and service available.
North Carolina has consistently been one of the most desirable places to move to east of the
Mississippi River for the past 25 years as indicated by the following graph and data:

Foster Appraisal Services, Inc.
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2010 Population Growth and

High Point, NC

Population Statistics

North

United

Carolina

States

Total Population

94,392

9,450,965

308,455,134

Square Miles

93.27

48,710.88

N/A

Population Density

1,012.10

194.00

87.20

Population Change Since 1990

27.01%

42.61%

24.02%

Population Change Since 2000

9.96%

17.41%

9.61%

Forecasted Population Change

6.16%

7.44%

4.52%

by 2014

Statistic

Winston-Salem

North Carolina

National

Population (2012)

229,617

9,535,483

311,173,000

Population (2000)

185,480

8,049,313

281,421,906

Population growth

23.8%

18.5%

10.6%

Winston-Salem
Winston-Salem is located in Forsyth County and is part of the 28th largest Combined
Metropolitan Area in the United States, Greensboro/Winston-Salem/High Point, which itself is
surrounded by two of the nation’s fastest growing metropolitan areas, Charlotte and
Raleigh/Durham. On an even larger scale, Forsyth County is part of several connected
metropolitan areas stretching along Interstate 85 from Raleigh to Alabama that includes
Greensboro, Charlotte, Greenville, and Atlanta.
Manufacturing has long been a key component of Forsyth County’s economy however, as the
manufacturing industry declined both locally and nationally, Forsyth County’s economy has
become more service-oriented. The city is most known for its association with the tobacco
industry and is the home of Camel cigarettes. Finance is also represented in Winston-Salem with
Wells Fargo and BB&T having corporate and regional headquarters here. Recently, WinstonSalem has moved from manufacturing to more of an information and technology based economy
especially in the areas of medicine, research and finance.
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The City of Winston-Salem operates under a council/manager form of government. The city
manager oversees the administration of city services with the help of four assistant city managers,
who coordinate the day-to-day operations of specific areas within city government.
About 57.2% of the homes are owner occupied with an average household size of 2.43 people.
There are 90,752 households with and median household income of $40,689.
Several higher education institutions are located in Winston-Salem and include Forsyth Technical
Community College, UNC School of Arts, Winston-Salem State University and Wake Forest
University, including Bowman Gray School of Medicine.
Interstate 40 passes through Winston-Salem, providing a natural distribution center to the Eastern
United States. U.S. Highways serving the area include: US 421, US 158, and US 311. State
Highways serving the area include: NC 150, NC 8, and NC 109. Services available to business
and industry are adequate. The city provides city water and sewer within Winston-Salem. Bell
South Telecommunications provides telephone service with many long distance services available
through various companies. Several companies provide cellular telephone service. Piedmont
Natural Gas Company provides natural gas and Duke Power Company supplies the electric power
to the area. Most areas of the city have city water and sewer. Due to the pleasant climate, a stable
economy, convenient location to recreational facilities, major highways, good quality of
educational facilities, growing diversified industries, and the progressive government, the demand
for residency in the area is felt to increase with future growth. These factors also effectively lure
new industry locating to the southeast to the Winston-Salem area. Winston-Salem has
experienced progressive economic development and business recruitment as growth and stability
continues.
Greensboro
Greensboro, the county seat of Guilford County, is located in the Piedmont Triad Region of North
Carolina. It is the largest city in the Greensboro/Winston-Salem/High Point Metropolitan
Statistical Area. Winston-Salem is 27 miles west and High Point is adjacent to the southwest of
Greensboro. High Point and Greensboro are both located within Guilford County.
The city of Greensboro offers a variety of housing styles in a wide range of prices. According to
the 2012 Census, there were 127,376 total households in Greensboro with 45.9% being owner
occupied and 43.8% being renter occupied. The average household size is 2.41 persons.
Interstate 40 and Interstate 85 intersect in Greensboro, providing a natural distribution center of the
Eastern United States. U.S. Highways serving the area include: US 421, US 29, US 70, US 311,
and US 220. State Highways serving Greensboro include: NC 150, NC 68, NC 61, NC 22, NC
66, and NC 62. The Greensboro thoroughfare system is well planned and moves traffic efficiently.
Existing and proposed road projects ensure mobility through all quadrants of the city and Guilford
County. An urban loop, Painter Boulevard, is under construction and the Interstate 85 by-pass
opened in early 2004. In the near future, US 220 and US 29 are to become interstates as well as a
section of NC 68. Interstate 40 has been widened through Greensboro. There are six lanes (three
in each direction) from Holden Road west to past Guilford College Road. There are ten lanes (five
in each direction) from west of Guilford College Road to N.C. Highway 68.
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To further illustrate the transportation changes that are on-going in the Greensboro area, the
following exhibits illustrate the current Greensboro highway configuration and the proposed
highway configuration by the year 2015:

In the area of economic forces, there is a broad industrial base with more than 320 industrial
establishments in the city and 650 in the county. Services available to business and industry are
adequate. The City of Greensboro provides city water and sewer within Greensboro. In areas
where city water and sewer are not available, individual well and septic tank systems are regulated
under the control of the Guilford County Health Department. AT&T provides telephone service
with many long distance services available through various companies. Several companies
provide cellular telephone service. Piedmont Natural Gas Company provides natural gas and
Duke Power Company supplies the electric power to the area.
Due to the pleasant climate, a stable economy, convenient location to recreational facilities, major
highways, good quality of educational facilities, growth of diversified industries, and the
progressive government, the demand for residency in the area is felt to increase with future
growth. These factors also effectively lure new industry locating to the southeast to the
Greensboro area. Greensboro has experienced progressive economic development and business
recruitment as growth and stability continues.
High Point
High Point is also located in the Piedmont Triad region of North Carolina and is part of the
Metropolitan Statistical Area (MSA) of Greensboro, Winston Salem, and High Point. The
Greensboro/Winston Salem/ High Point MSA includes the counties of Alamance Davidson,
Davie, Forsyth, Guilford, Randolph, Stokes, and Yadkin. High Point is in the southwest
section of Guilford County with its boundaries also in Davidson, Forsyth, and Randolph
Counties. Greensboro is the county seat of Guilford County.
The main East/West, North/South Highways that intersect within the High Point area include:
Interstates 40, 77, and 85; U.S. 311, 29, 52, 421, 220, and 70. The State Primary Highways
serving the area are: NC 68, 66, 62, and 109. Existing and proposed road projects ensure
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mobility through all quadrants of the city and Guilford County. Road construction is underway
on the U.S. 311 Bypass, the widening of Interstate 40, and the widening of Interstate 85. The
High Point thoroughfare system is well planned and moves traffic efficiently.
Social Forces
The city of Greensboro offers a variety of housing styles in a wide range of prices. According
to the 2012 Census, there were 125,852 total households in Greensboro with 53.1% being
owner occupied and 46.9% being renter occupied. The average household size is 2.45 persons.
Numerous apartment complexes are available throughout the city. Greensboro City Schools
along with Guilford County Schools have consolidated into one school system. The public
school system of Guilford County is comprised of 68 elementary, 23 middle, and 28 high
schools (not including ten alternative schools). In addition to its public school system,
Guilford County has 35 private schools. Total enrollment for the 2013/14 year was 72,388
students. The University of North Carolina Greensboro has an enrollment of approximately
18,400. Greensboro benefits from its central Triad location with convenient access to several
major colleges, universities, and technical institutes within a 30-minute drive.
Greensboro is served by Cone Health. There are numerous religious facilities in the area with
several denominations represented in Greensboro.
Greensboro receives three daily
newspapers, 10 metropolitan television stations, and 30 metropolitan radio stations. One
attractive aspect of the Greensboro area is the variety of cultural centers, parks and recreational
facilities available. Festivals and events that take place throughout the year include: the North
Carolina Shakespeare Festival, the North Carolina Medieval Faire, Oak Hollow Championship
Boat Races, The Wyndham Open, Pops in the Park, Jazz Spirit, and Day in the Park.
Greensboro has numerous shopping centers providing various retail businesses.
Economic Forces
The Greensboro economy and the surrounding Piedmont Triad area, traditionally has been
centered around textiles, tobacco, and furniture. Greensboro's central proximity in the state has
made it a popular place for families and businesses, as well as becoming more of a logistical
hub with FedEx having regional operations based in the city.
Notable companies headquartered in Greensboro include the Honda Aircraft Company,
Lorillard Tobacco Company, Kayser-Roth, VF, Mack Trucks, Volvo Trucks of North America,
Qorvo, the International Textile Group, NewBridge Bank, The Fresh Market, Cook Out,
Ham's, Biscuitville, Tripps, and Columbia Forest Products. Greensboro is a "center of
operations" for the insurance company Lincoln Financial Group.[56] Greensboro is also
headquarters to the Atlantic Coast Conference. Although traditionally associated with the
textile and tobacco industries, city leaders are working to attract new businesses in the
nanotech, high-tech, aviation and transportation/logistics sectors. The University of North
Carolina at Greensboro and North Carolina A&T State University opened a joint research park,
Gateway University Research Park.
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Major employers in Greensboro include: Guilford County Schools (10,394), Cone Health
(7,218), City of Greensboro (3,108), United States Postal Service (2,800), Guilford County
(2,700), University of North Carolina Greensboro (2,499), High Point Regional Health System
(2,320), Bank of America (2,000), American Express (2,000), and TE Connectivity (2,000).
Greensboro has enjoyed a stable economic environment in the past with a base of textiles and
small industrial businesses. Due to the recent economic downturn, many manufacturing jobs
were lost. In the appraiser’s opinion, economic recovery is imminent as evidenced by the
slowly recovering national economy. Greensboro and Guilford County have many assets to
offer such as highways and infrastructure and will undoubtedly follow suit. The future appears
good as new development and infrastructure will help the area to continue to diversify.
Governmental Forces
An elected city council and county commissioners make up the management of both the
Greensboro and Guilford County government system. The government systems of both the
county and city work well together and have the reputation as being one of the more
progressive in the state. Greensboro is served by the city police and fire departments and by
the Guilford County Sheriff's Department. There are also volunteer fire departments.
Services available to business and industry in the Greensboro area are more than adequate.
Southern Bell and North State Telephone Company provide telephone service with many long
distance services available through various companies. Natural gas is provided by Piedmont
Natural Gas Company and Duke Power Company supplies the electric power to the area. Most
areas of the city have city water and sewer. In areas where this service is not available,
individual well and septic tank systems are regulated under the control of the Guilford County
Health Department.
Environmental Forces
Greensboro appears to have an adequate water supply and sewage treatment plant.
Environmentally conscience decisions have been made by limiting development neighboring
water shed areas. Greensboro enjoys a pleasant climate with moderate rain and snow fall
annually.
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NEIGHBORHOOD ANALYSIS

The subject is located on the west side of North Eugene Street between West Friendly Avenue
and Bellemeade Street in the Central Business District of Greensboro, NC. The subject
neighborhood is bordered by Gate City Boulevard to the south, Hwy 220/South Edgeworth
Street to the west, Murrow Blvd to the east, and East Smith Street to the north. The downtown
area has museums and cultural centers. The Blandwood Mansion offers tours. A central
public library was constructed a few years ago. Across the street from the library is the
Children’s Museum. There are plans of extending the Children’s Museum. Others include
Greensboro Cultural Center, International Civil Rights Museum in the Old Woolworth
Building, Greensboro Historical Museum, Triad Stage, Carolina Theatre, and Broach Theatre.
New construction has been ongoing over the past several years with a newly constructed South
Trust Plaza on North Greene Street, a new YMCA was constructed on North Spring Street, and
a new federal building was constructed on a site in which a 15,944 square foot building was
razed. It consists of a four-story, 127,000 square foot building for the US Middle Bankruptcy
Court, the US Attorney’s office, and other government agencies. A building at the corner of
Friendly Avenue and Church Street was razed for new construction of Governor’s Court
Condominiums. A row of buildings on the northeast corner of North Elm Street and Friendly
Avenue was razed for construction of a downtown park. Center City Park is a $12 million
project which celebrated its grand opening in April, 2007. A new downtown baseball stadium
opened in April, 2005. The former Blumenthal’s as well as other downtown buildings were
razed and or gutted and totally renovated for construction of Smother’s Place Condominiums.
The government sector plays an important role in the neighborhood as well. The Guilford
County Courthouse is located on the northeast corner of Eugene Street and Washington Street.
The Melvin Municipal Building, city hall, and the Greensboro Police Department are located
on the north side of Washington Street adjacent to the county buildings. The Guilford County
Sheriff’s Department is located on the west side of Eugene Street. The L. Richardson Preyer
Federal Building is located on the northeast corner of West Market Street and Eugene Street.
The IRS building is located on the east side of Federal Place. The Greensboro News & Record
building is located on the east side of South Davie Street. A row of houses will be move / or
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razed for construction of a new jail on Blandwood Avenue. Several financial centers are
represented in Downtown Greensboro. Lincoln Financial, the former Jefferson Pilot is located
on Elm Street. A sampling of the banks includes: Bank of America, BB&T, Bank of North
Carolina, and First Citizens.
To give an area summary the subject area is made up of a high density area which
accommodates retail, service, and office buildings with some residential neighborhoods in the
surrounding area. The streets in the neighborhood are asphalt with curb, gutter, and street
lights present. The City of Greensboro provides public water and sewer and police and fire
protection. Duke Power provides electrical service with AT&T providing telephone service.
Piedmont Natural Gas provides gas service. Free wi-fi internet access is available along Elm
Street. The utilities appear to be adequate for the neighborhood
A demographic study of a one, three and five-mile radius has been included in the addendum
of this report. This study shows a population of 14,433 people within a one-mile radius,
86,473 people within a three-mile radius, and 197,946 people within five-mile radius. The
median household income within a one-mile radius is $28,255 and $36,341 within a five-mile
radius. The current unemployment rate for Greensboro is 3.9% as of April 2018.
The area is 95% built up with growth around the subject. This area is currently in the
revitalization stage in its life cycle. The city of Greensboro and developers are buying old
properties and renovating or demolishing them to provide space for new single-unit residential
dwellings, commercial, and retail shopping. This process is changing this area from what was
once low income residential housing to attract middle to high income wage earners and raise
the standard of living in the surroundings area. Due to the density, this area will be pedestrian
friendly and will create need for retail shopping, restaurants and new businesses all in walking
distances. There are major traffic arteries that allow access to the subject area such as Gate
City Boulevard, Martin Luther King Jr. Drive Hwy 85, Hwy 220 and Hwy 29. Access from the
north to south direction is via Elm Street and Eugene Street. Other major traffic arteries
serving this area are Battleground Avenue, Freeman Mill Road, Summit Avenue, and Gate
City Boulevard. The secondary streets in the neighborhood intersect with the major access
routes providing convenient ingress and egress. The subject property is well situated within
the neighborhood with average access and visibility. The future of the area appears good with a
steady trend of revitalization.
It should be noted that across Bellemeade Street, a 6-story, $60,000,000 project will be
completed at the end of 2017 that will have 288 apartment units and a 110 room Hyatt Place
Hotel.
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SITE ANALYSIS

The subject site is located on the west side of North Eugene Street and the north side of West
Friendly Avenue. The site has on-site parking with 108 spaces. The total land area is 2.6 acres
or 113,256 square feet. The site is located in the central business district of downtown
Greensboro.
There are two dedicated entrances on North Eugene Street. There is also an access point from
the adjacent parcel to the north on Bellemeade Street. The subject has an estimated 450 linear
feet of frontage on North Eugene Street and 210 linear feet of frontage on West Friendly
Avenue.
The landscaping is above average, and the site has good visibility. The subject is “L” shaped
with good utility. We are not aware of any easements or encroachments at this time.
There were no adverse soil conditions noted at the time of examination. The site slopes
downwards towards the north. The site is not in a flood area as determined by FEMA (Federal
Emergency Management Associations) as shown on FIRM 3710786400J dated June 18, 2007.
A copy of the flood map panel is shown below.
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City water and sewer are available to the subject property as are natural gas, electricity, and
telephone service. The site is served by the typical utilities, easements and services available
in the neighborhood. The physical and functional characteristics of the site appear to allow it
to be developed to its present highest and best use.
EXISTING IMPROVEMENTS

The subject consists of a two-story, office building with good curb appeal and a basement. The
exterior is masonry with double-pane glass windows in aluminum frames and is in mostly
average condition. The improvements were constructed in 1948 per county tax records with
renovations throughout the years. The building contains a GBA of 93,451 square feet of which
28,477 square feet is located in the basement.
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Basement
First
Second

28,477
34,785
27,896
91,158

A description of the building as seen on the day of the inspection follows:
Foundation and
Footings:

Concrete and brick

Floor:

Carpet and tile over concrete

Exterior walls:

Storefront brick and glass with stucco. Brick in the rear and sidewalls.

Roof

Membrane roof in average condition

Windows:

Glass in aluminum frames

Doors:

The front doors are glass with metal frames. The interior doors are solid
wood in metal frames.

HVAC:

Cooling is provided by central air condition and the heat is gas.

Electrical:

Assumed adequate. There is a back-up generator located in the rear of
the building. We could not locate any information on the KVA rating.

Lighting:

Combination of tract lights and florescent lighting.

Plumbing:

There are adequate restrooms with standard porcelain fixtures per floor

Additional Info:
There is one passenger elevator and one freight elevator that serve the
building. The building had been renovated an estimated 5-years prior and is in mostly average
condition. According to the property contact, the HVAC will need replacing in 10 years and
the roof will also need replacing in 10 years. The ceiling is acoustical tile. The basement is
vacant space that is finished similar to the upper floors. There is minor upfit need and mostly
consists of new paint and some new flooring. The first and second floors are being utilized as
office space. There is also a loading dock on the north end of the building.
Quality and Condition
The improvements have a good quality of construction that is similar to other buildings in the
neighborhood. The overall condition of the building is average. The exterior of the building is
in average condition with no deferred maintenance that was noted.
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Effective Age
The building has been adequately maintained over its history and appears to have depreciated
at a similar rate as compared to other buildings in the neighborhood. As such the overall
effective age of the building is estimated to be 15 years. The actual age of the structure is 70
years old.
Building Description Conclusion
The building has been adequately maintained, in average condition, and is typical of the
neighborhood. In all respects the property is typical of the neighborhood and reflects market
demands.
MARKET ANALISYS
The NC Today overview published for June 2018 indicated the State Unemployment rate
decreased to 4.3% from 3.7% since April 2018. There were 1,072 more people working in
April than the previous month, with 2,600 more jobs. The chart below shows an increase in
the Greensboro/High Point workforce ending in December 2017.

The companies that have been hiring from the past 90 days are:
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All sources indicate that the Greensboro/High Point area is growing and that jobs are being
created and filled.
The CoStar retail Report for the First Quarter of 2018 indicated that there are 3,474 retail
buildings located in Guilford County Market for a total of 40,980,101 square feet of space.
This same survey shows a vacancy rate of 5.6% with quoted rental rates around $13.26 per
square foot on a net basis.
The CoStar Retail report for the first quarter of 2018 indicates that the Central Business
District of Greensboro had a net absorption of 10,494 square feet of retail space. The market
vacancy is reported to have a 2.5% vacancy; however, the overall Greensboro/Winston-Salem
market is showing a 4.9% vacancy for retail space. The average rental rate for the Central
Business District of Greensboro is shown to be $13.92.
The CoStar Office Report for the First Quarter of 2018 indicated that there are 1,837 office
buildings located in Guilford County Market for a total of 27,930,486 square feet of space.
This same survey shows a vacancy rate of 10.1% with quoted rental rates around $16.12 per
square foot on a net basis.
The report is for all office space, and does not break out medical and standard office statistics
separately. The CoStar Office report for the first quarter of 2018 indicates that the Central
Business District of Greensboro had a net absorption of 44,670 square feet of office space.
The market vacancy is reported to have a 6.7% vacancy; however, the overall
Greensboro/Winston-Salem market is showing a 8.4% vacancy for office space. The average
rental rate for the Central Business District of Greensboro is shown to be $17.16.
The total population within a 3-mile radius of the subject is forecast to increase at an annual
rate of approximately 0.65% over the next five years to approximately 89,300 and the number
of households is forecast to increase at a similar rate to approximately 35,366 from 34,136.
Currently, 40.8% of the 90,429 housing units in the market area are owner occupied and 47.5%
are rented. Approximately 11.7% of the housing units are currently vacant according to the
Executive Summary by Esri. The median household income is forecast to increase slightly to
$31,425 by year 2022 from $30,669 in 2017. Unemployment in the Greensboro area is 3.9%
in April 2018.
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We are of the opinion the subject has average marketing potential based on the apparent
scarcity of available office sites, the quality and location of the subject and current trends in
the market for office properties. These are observations that fuel our opinion that the
reasonable exposure time for the subject property is six months to two years with a most
probable exposure time of one year. In talking with local brokers and realtors, the marketing
time for a potential office property would be six months to a year with the most probable
marketing time being one year.
HIGHEST AND BEST USE
The highest and best use is defined as:
"The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value."
In considering the uses available for the land, the use which will return the highest net figure in
terms of money is considered to be the highest and best use. In estimating the highest and best
use, several steps of analysis are used.
1. Possible use. What uses are physically possible?
2. Permissible use. What uses are permitted by zoning and deed restrictions?
3. Feasible use. Which possible and permissible use will produce the highest net return to land
owner?
4. Maximally productive. Of the financially feasible uses, the use that produces the highest
price consistent with the rate of return warranted by the market for that use is the highest and
best use.
Physically Possible Use
The physical aspects of the site are the first constraints on its possible use. The larger the site,
the greater the potential to achieve economics of scale and flexibility in development. The
subject contains 2.6 acres or 113,256 square feet of land. The physical constraints of the site
are not felt restrictive and allow it to be developed to its highest and best use.
Legally Permissible Use
Legal restrictions affecting the subject property include the requirements of the zoning
ordinance and any easements. The subject’s zoning is rather liberal, and will allow multiply
uses. In analyzing the site, the land and the improvements appear to be in compliance with the
zoning ordinances. There are no known moratoriums or private restrictions affecting the area
at this time.
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Feasible Use
In researching the market, the use of the subject for office space appears feasible and would
conform to surrounding property. The appraiser has inspected the neighborhood and noticed
success from similar properties with similar uses. The appraiser believes continued office use
would return the highest rate of return to the properties.
Highest and Best Use as Vacant
As vacant, the appraisers are of the opinion that the highest and best use of the site is for office
related improvements such as the subject. Office use is in conformance with the area and
would return the highest rate of return to the subject. Little vacant land is available in the
central downtown market.
Highest and Best Use as Improved
In the appraisers’ opinion, based on market research and analysis, the highest and best use of
this site as improved would be continued use as an office building, which is consistent with
developments in the area.
REASONABLE EXPOSURE TIME AND MARKETING TIME
According to The Appraisal Foundation, 1992, exposure time is defined as: "The estimated
length of time the property interest being appraised would have been offered on the market
prior to the hypothetical consummation of a sale at market value on the effective date of the
appraisal; a retrospective estimate based upon an analysis of past events assuming a
competitive and open market." Implied within this definition is that not only reasonable time is
afforded, but also reasonable effort.
According to The Dictionary of Real Estate Appraisal, Third Edition, 1993, "reasonable
marketing time is an estimate of the amount of time it might take to sell an interest in real
property at its estimated market value during the period immediately after the effective date of
the appraisal".
To determine the reasonable exposure time prior to the effective date of the appraisal and the
estimated marketing time immediately following the effective date of the appraisal, evidence
from the market is reviewed and local brokers are consulted. In the appraiser's opinion, the
two estimates of time are similar in that the market evidence available to determine the
estimated times is the same.
The length of time the comparable sales in the site valuation section of this report were on the
market is unknown. Typically, properties are listed for sale prior to listing with a broker and
brokers do not report on the length of time a property is on the market. In talking with local
commercial brokers, it is estimated to take approximately six months to two years to sell a
property such as the proposed subject. The appraisers are of the opinion that the reasonable
exposure time for the subject property is six months to two years with a most probable
exposure time of one year. Similar to the exposure time, the estimated marketing time is six
months to two years with a most probable marketing time of one year.
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THE APPRAISAL PROCESS
The estimation of a real property's market value involves a systematic process in which the
problem is defined; the work necessary to solve the problem is planned; and the data required
is acquired, classified, analyzed and interpreted into an estimate of value. In this process, three
basic approaches are used by the appraisers: the Cost Approach, the Sales Comparison
Approach, and the Income Approach.
The cost approach is most effective when appraising new buildings and special purpose
properties. The weakness of this approach is in the estimation of effective age in the subject
property. This is no problem with a new property; however, when you employ this approach
when appraising an older property, the value can quickly become distorted when estimating
depreciation. The estimation of effective age which helps derive appreciation is not an exact
science and is basically the opinion of the appraiser after his inspection of the building. The
appraiser has chosen not to employ this approach in the estimation of value due to the age of
the improvements and will rely upon the valuation provided by that of the income approach
and sales comparison approach.
The sales comparison approach is predicated on comparison of the subject to similar properties
recently purchased. It is the method of estimating value much used and most understood by
the market. The primary difficulty of this approach is obtaining a sufficient number of bona
fide arm's length sales of reasonably similar properties that have sold within a recent time
frame. The appraisers have searched the area for information available for sales of similar
improved properties that have occurred as recently as possible. The appraiser believes that the
sales comps should be found in the downtown area, in the immediate area of the subject. The
subject’s immediate area is comprised of similar properties which are not commonly found in
other Greensboro locations. The comps used support several use types, but are located in the
subject’s immediate neighborhood.
In the Income Approach, the anticipated cash flow from the subject property is estimated and
converted into a present value through the capitalization process. Once market rate is
estimated, it is then compared to the lease in place. Capitalization rates are extracted from
competitive properties in the market or by using other techniques when applicable. Properties
such as the subject are typically sold on the basis of their income potential; therefore, the value
indicated by this approach generally receives primary consideration.
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INCOME APPROACH
The Income Approach to Value is one in which the appraiser converts the anticipated future
benefits from ownership into present value. The Income Approach can best be used on income
producing properties because the investor is motivated by receiving future benefits from his
investment. Therefore, it is the present value of future benefits, or income that has to be
estimated. The weakness of this approach is in estimating the correct capitalization rate. A
difference of a small percent can make a value difference of thousands of dollars.
Inherent in the Income Approach is the discounting of anticipated net incomes over the
investment holding period. The discount process, or the use of an Overall Rate, are reliable
methods of converting future income projections into an estimated value.
The sometimes preferred method, the Discounted Cash-Flow method (DCF), is a means of
isolating differences in the timing of cash flows by discounting these cash flows to their
present values. This analysis is most reliable when the income stream is expected to vary. In
this case, the subject has two tenants with varying rates that have increases and renewal
options, therefore, we will utilize the discount cash flow method.
The Overall Rate (OAR), commonly used, is the direct ratio between Net Annual Income
(NOI) and Value or Sales Price. This section of the appraisal will investigate both of these
techniques of value estimation and present a basis for the assumptions made. The Income
Approach begins with a reliable estimate of rental income to be generated by the subject
property. Such an estimate is made by analysis of the market rents.
The Income Approach begins with a reliable estimate of rental income to be generated by the
subject property. Such an estimate is made by a survey of market conditions, both historical
and forecasted, giving due consideration to current and future competition for similar type
properties. Normally, allowance must also be made for the possibility of a vacancy or
collection loss.
The true merits of the Income Approach are that it best provides a process of measuring or
estimating the extent of future benefits which might reasonably be expected, translating these
benefits into a single value at a particular point in time. This income may be developed and
supported by comparisons in the market place. A reliable estimate of the income can then be
converted into value. Due to the character of the subject property's income stream, the net
income can be converted into an indication of value by the following procedure:
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1.

Direct Capitalization
A.
B.
C.

Utilize the given Lease figures for development of the Gross Income. These
figures will then be compared to other lease agreements in place in the market.
Deduct operating expenses and real estate taxes from the Gross Income. The
result is a stabilized Net Operating Income.
Develop an overall capitalization rate to be utilized for capitalization of the first
year stabilized Net Operating Income.
1)
Via the Mortgage Equity (Ellwood) Formula,
2)
Through Market Abstraction, and
3)
From national research data.

In analyzing the market, the appraiser has located the following rent comparables, which are
felt to be reasonably similar to the subject. We could not locate any office space with a large
area that is comparable to the subject that is located in Downtown Greensboro. A mix of
larger office space from the Greensboro area and smaller space from the Downtown area was
utilized. Following the comparable rentals is an analysis comparing the subject property to the
comparable rentals. We are of the opinion that the basement would not lease for the same
rental rate as the first and second floor. We will compare the first and second floors to the
following rentals and discount the rental rate by 20% for the basement space.
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Rental 1

Location:
8203 Piedmont Triad Parkway, Greensboro, NC
Lessor:
NAI Piedmont Triad
Tenant
Diversified Construction
Net Leasable Area: 11,159
Lease Term:
5-years beginning on November 2016
Rent/SF:
$7.00/SF
Landlord Expenses: Net
Occupancy:
100%
Remarks:
This building is located just west of Highway 68 and south of Interstate
40. The building contains 52,000 square feet and was built in 1995.
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Rental 2

Location:
1118 Grecade Street, Greensboro, NC
Lessor:
JTL Partners, LLC
Tenant
Eastcoast Research Services, LLC
Net Leasable Area: 2,147 SF
Lease Term:
2-years beginning on 12-1-17 with 10 1-year extensions
Rent/SF:
$19.40/SF
Landlord Expenses: Full Service
Occupancy:
100%
Remarks:
The entire building contains 7,560 square feet. The taxes have been
reported to be $8,881 per year or $1.17/SF, insurance has been reported to be $3,311 per year
or $0.44/SF. Maintenance and repair is reported to be $6.60/SF which includes interior,
exterior, lawncare, and mechanical. The rental rate would be $11.19/SF on a net basis.
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Rental 3

LOCATION:
2301 W. Meadowview Road, Greensboro, NC
LESSOR:
Security National Properties
LESSEE:
NC Works Career Center
LEASE TERM:
10 Years beginning in October 2016
LEASED AREA:
34,108 SF
RENTAL RATE:
$12.00 Full Service
REMARKS:
This rental is located in Central Greensboro just off Interstate 40
and West Gate City Boulevard. Taxes are estimated to be $0.66/SF, insurance is estimated to
be $0.10/SF, maintenance is estimated to be $0.25/SF, utilities are estimated to be $1.00/SF,
and janitorial is estimated to be $1.00/SF for a total expense adjustment of $3.01 to bring this
lease in line with a gross basis.
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Rental 4

Location:
609 Eugene Court, Greensboro, NC
Lessor:
CVC Properties, LLC
Tenant
Hoffman Koenig Hering, PLLC
Net Leasable Area: 3,658
Lease Term:
1-year beginning on August 1, 2017
Rent/SF:
$10.99/SF
Landlord Expenses: Net
Occupancy:
100%
Remarks:
There is a 1-year renewal with a 3% increase. The tenant is responsible
for utilities, cleaning, pest control, and their prorated share of taxes, insurance, and common
area maintenance.
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Rental 5

Location:
1031 Summit Avenue, Greensboro, NC
Lessor:
CBRE Triad
Tenant
Greensboro Habitat for Humanity
Net Leasable Area: 26,214
Lease Term:
10-years beginning in December, 2017
Rent/SF:
$10.00/SF with 3% annual escalations
Landlord Expenses: Full Service
Occupancy:
100%
Remarks:
According to the broker the tenant renovated the building at a cost of
$230,000. We will adjust the rental rate upwards by $0.88/SF for a 10% return of and return
on the cost of upfit for an adjusted rental rate of $10.88. Escalations are based off the original
$10/SF rate. This lease is also on a full-service basis. The taxes are estimated to be $0.62/SF,
insurance is estimated to be $0.10/SF, maintenance is estimated to be $0.25/SF, utilities and
janitorial are estimated to be $2.00/SF for a total expense basis of $2.97/SF. The adjusted
rental rate is $7.91/SF on a net basis.
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RENTAL COMPARISON CHART
LOCATION
BLDG AREA
EFFECTIVE AGE
CONDITION
LEASE TERM
RENT PER S/F
EXPENSES
ADJUSTED RENT PER S/F
LOCATION
BUILDING AREA
QUALITY
EFFECTIVE AGE
CONDITION

SUBJECT
RENTAL #1
RENTAL #2
RENTAL #3
1118 Grecade Street 2301 W. Meadowview
201 North Eugene Street 8203 Piedmont Triad Pkwy
Greensboro
Greensboro
Greensboro
Greensboro, NC
11,159
34,108
2,147
62,681
10 Yrs
10 Yrs
15 Yrs
15 Yrs
Average
Average
Good
Average
Net
Net
Full Service
Full Service
$
7.00 $
19.40 $
12.00 $
$
$

$
7.00 $

$ $ (0.70)
$ $ (0.35)
$ -

0%
-10%
0%
-5%
0%

TOTAL ADJUST.
TIME ADJ SP

$ (1.05)

BUILDING VALUE/SF

$

-15%

$ $ (1.12)
$ (1.12)
$ (0.56)
$ $ (2.80)

5.95 $

Statistical Analysis
Low
$
Mean
$
Median
$
High
$

(8.21) $
11.19 $
0%
-10%
-10%
-5%
0%0
-25%

RENTAL #4
RENTAL #5
609 Eugene Ct
1031 Summit Ave
Greensboro
Greensboro
26,214
3,658
10 Yrs
15 Yrs
Average
Average
Net
Full Service
10.99 $
10.88
$
10.99 $

(3.01) $
8.99 $

$ 0.90
$ (0.36)
$ $ $ (0.90)
$ (0.36)

10%
-4%
0%
0%
-10%
-4%

8.39 $

$ $ (1.10)
$ (1.10)
$ (0.55)
$ $ (2.75)

0%
-10%
-10%
-5%
0%
-25%

8.63 $

(2.97)
7.91

$ 0.79
$ (0.40)
$ $ $ $

8.24 $

0.40

10%
-5%
0%
0%
0%
5%
8.31

$10.00

5.95
7.90
8.31
8.63

$8.00
$6.00
$4.00
$2.00
$1

2 3

4

5 6

7

8 9 10

RENTAL SUMMARY
The appraiser located five rentals that are felt to be reasonably similar to the subject. The rents
range from $7.00 to $19.40 per square foot prior to adjusting for terms of the leases and
physical attributes.
EXPLANATION OF RENT ADJUSTMENTS:
LEASE TYPE – All leases are compared on a net basis. The expense adjustment to reflect a
net lease can be seen in the description of each comparable.
LOCATION – All five rentals are in desirable locations for office type properties. Rentals
three and four are not located in the Downtown area of Greensboro, and considered inferior in
comparison to the subject’s location. These rentals have been adjusted upwards by 10%.
SIZE – All five leases very in size. As mentioned earlier, we are comparing the first and
second floor to the comparable rentals given that the basement would lease for less. A size
adjustment of 1% was made for every 25% of difference in building area based off 62,681
square feet.
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AGE/CONDITION – As a structure ages, it depreciates in the market place. This may occur
from the wear and tear on the bone structure of the facility or it may be a reflection from the
market as to the facilities supply and/or demand. All five rentals have an effective age that is
less than the subject except for rental three. Rentals one, two, and four have been adjusted
downwards. Rental three was in good condition at the time the lease was signed, therefore, it
has been adjusted downwards by 10%.
QUALITY – Rentals two and four have a high quality finish which is superior in comparison
to the subject, therefore, they have been adjusted downwards.
CONCLUSIONS – The comparable rents provide a range of indicated market rents from
$5.95 to $8.63 per square foot with a median of $8.31 and a mean of $7.90. A number found
from the median of the range is considered market rent at $8.30 per square foot, given that
rental one is an outlier. We will utilize the estimated market rent of $8.30 in the direct
capitalization method later in this report for 62,681 square feet of office space.
All four rentals are located on ground floor or second floor spaces which are more desirable
than basement space. The basement of the subject is accessed from a stairwell and elevator.
We are of the opinion that the basement would not lease for the same rate as the first and
second floors. We will adjust the rental rate of $8.30/SF downwards by 20% in order to
estimate the market rent for the basement. This can be seen below.
$8.30 – 20% ($1.66) = $6.64
TECHNIQUE OF CAPITALIZATION
An overall capitalization rate is a measure of the overall rate of return on and of an investment
and an expression of the relationship between income and value. The overall rate is the ratio
of annual net operating income to value or sale price.
Direct capitalization is a one-step process of converting a single year’s anticipated net income
into an indication of value. The connecting link is the rate that reflects the return necessary to
attract investment capital. The most appropriate capitalization rate to employ is a rate that
accurately reflects current market actions.
Investors rationalize investment decisions in a variety of ways, but their individual actions
collectively create the market. Accordingly, appraisers attempt to interpret market data to
identify tends and extract appropriate rates reflective of the market. It is our opinion that the
subject is of comparable size and of sufficient income to compete for investment capital with
other office complexes that have recently sold in this greater regional area. Through the
Principles of anticipation and substitution, the motivation for purchase and the basis for price
negotiations are established. Value is the present worth of all rights to future benefits arising
from ownership. The phrase "present worth" dictates that the future benefits be estimated in
dollars and discounted to present worth at rates of investment yield which attracts purchase
capital. This is the capitalization process and applies particularity to valuation of properties
that produce income in the form of rent and proceeds of resale.
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42

201 North Eugene Street

An overall capitalization rate does not distinguish between the return on and of invested capital
and does not address most assumptions made by investors. Going-in capitalization rates refer
to capitalization of the first year of stabilized net operating income, and going-out or terminal
capitalization rates refer to the rates used to estimate the reversion value of a property at the
end of a projection period. By contrast, yield capitalization, is a discounting process which
converts future benefits to present value based on a required yield or rate of return on invested
capital. This method is more complex than direct capitalization, as it involves the use of
complicated formulas and techniques and requires selection of a market-derived discount rate
or internal rate of return. Yield capitalization is often used in the form of a Discounted Cash
Flow Analysis.
There are many kinds of capitalization rates, but the prudent investor of income producing
properties considers all aspects of the investment including the risk involved, mortgage money
influences the real estate market by the financing term, ratio of loan to value and the interest
rate. Therefore, the application of the Income Approach to Value requires that consideration
be given to all significant terms of the typical real estate mortgage.
Several methods of deriving a capitalization rate are available to illustrate the relative risk,
quality and durability of the anticipated income stream, including market abstraction and the
built-up rates by the Ellwood Mortgage-Equity method and the Debt Coverage Analysis.
These methods are commonly used to select an appropriate capitalization rate, depending upon
the availability and applicability of market data and investment parameters.
Although the Market Abstraction of the overall rate is considered to be best (when sufficient
data is available) the Mortgage Equity method and the Debt Coverage Analysis lend support to
the rate abstracted from the market and further analyze the components of the overall rate.
Mortgage Equity Analysis
Current financing available for this type property is a 70-80 percent loan at approximately 5.5
percent interest rate amortized over a term of 10 to 25 years with a call in five (5) to ten (10)
years. Lending institutions in the area reveal that these terms are available on today's market.
Additionally, typical investors on recent sales of similar income properties have required a
7.47 to 15.31 percent yield on equity capital invested based on a typical five (5) year holding
period. Actual yield rates can only be determined after a property has been sold and the actual
appreciation or depreciation of the property value has been factored into the total income
stream. Therefore, the amount of appreciation/depreciation actually realized on the sale of a
property is an important factor in determining yield for the investor.
To develop the capitalization rate, the appraiser utilizes the Band of Investment, which includes
the full cost of debt service and equity requirements. This analysis results in a weighted rate
which must be adjusted for equity buildup created by mortgage amortization. The equity
buildup is calculated by multiplying the loan ratio by the sinking fund factor for the required
equity yield rate for the holding period. This buildup is treated as a credit, which is deducted
from the weighted rate resulting in a basic rate. Additional adjustments are made by further

Foster Appraisal Services, Inc.

43

201 North Eugene Street

use of the sinking fund factor for land, building or property appreciation or depreciation
resulting in an overall capitalization rate applicable to the proper capitalization technique.
The value indicated by the technique of Mortgage Equity Method is indicated as follows:
MORTGAGE EQUITY METHOD
Y
n
M
MTG
RATE
Rm
1/Sn
P
C
Appreciation/
Depreciation
Income Change
J Factor

=
=
=
=
=
=
=
=
=
=

R

=

R

=

=
=

Annual Rate of Yield of Equity on Cash
Income Projection Period
Loan to Value Percent Ratio
Maximum Available Mortgage Length
Mortgage Interest Rate
Annual Loan Constant
Sinking Fund Factor at Equity Yield Rate
Ratio Paid Off - Mortgage
Mortgage Coefficient - (Y+P1/Sn-Rm)
Property Change in Value Over the Projection
Period
Change in Income Over the Projection Period
Adjustment Factor for the Change in Income
Over the Projection Period
Y - MC -/+ DEP/APP * 1/Sn
1+I*J
Capitalization Rate

=
=
=
=
=
=
=
=
=
=

15%
7
80%
15
5.50%
0.0980500
0.0903604
0.3665687
0.0850733
0%

=
=

0%
0.3499785

=

0.0819414

=

0.0819414

Note: The Ellwood Formula was not utilized so much as to indicate the OAR, but to reveal
and analyze the ingredients that produce the 8.19% OAR rounded to 8%.
RealtyRates.com publishes a survey concerning a polling of 312 appraisal and brokerage firms,
developers, investors and lenders nationwide. This “Investor Survey” provides a category for
office buildings as of the second quarter of 2018. The range of overall rates for office
properties in the central business district is from 4.85% to 13.23% with an average of 9.68%.
Market Abstraction Analysis
The Market Abstraction technique is developed from the market (improved sales) and is also
used in the direct capitalization technique, wherein each sale reflects a relationship between net
income and sales price. This method of deriving a capitalization rate is applicable when there
is adequate sales data of properties with similar income streams and similar quality and
durability.
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An Overall Rate derived from comparable market sales is considered to be a strong indicator of
value, as these rates are considered representative of what an investor would pay for a similar
income producing property. The following rates have been taken from office sales which
indicated the following Overall Rates:
Address
500 E. Cornwallis Dr., 504‐K
455 Dolley Madison Road
2902 High Point Road
2102 N Elm Street
415 N Edgeworth Street
5‐7 Oak Branch Drive
2400 Freeman Mill Road
1910 N Church St., Unit 3B
5719 W. Friendly Avenue
208 E. Bessemer Avenue
310 East Sycamore Street

City
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro
Greensboro

Sale Date
5/28/15
9/11/15
3/30/16
7/15/16
8/15/16
9/29/16
1/23/17
8/7/17
8/31/17
12/1/17
3/19/18
Average

Size
1,461
52,953
2,184
20,353
38,151
33,622
36,939
1,593
9,780
2,023
6,349

Cap Rate
8.9%
8.3%
11.8%
8.0%
6.0%
9.0%
7.8%
7.3%
6.4%
6.0%
9.8%
8.1%

Price
$120,000
$5,450,000
$157,000
$1,500,000
$1,850,000
$2,400,000
$5,800,000
$260,000
$460,000
$215,000
$530,000

Overall rates taken from improved sales usually reflect factors such as location and the overall
condition of a property. The Comparable Sales indicate a range of overall rates from a low of
6% to a high of 11.8%. The average of these sales is 8.1%. The subject has a good location in
relation to similar projects. Several of the above sales are similar in size to the subject and
reveal comparable OAR’s for general office projects.
However, some of these rates have been derived from older sales and may not reflect the
current advantages of the financial market. Considering the current favorable mortgage rates
available, the location, the condition of the subject property, and the size of the building, it is
our opinion that an Overall Rate of approximately 9.5% would be reasonable for application to
the subject’s NOI.
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DIRECT CAPITALIZATION FOR THE INCOME APPROACH
TOTAL GROSS POTENTIAL INCOME
First and Second Floor Space
Basement Space

$
$

8.30 per SF X
62,681
6.64 per SF X
28,477
Total Gross Potential Income

LESS VACANCY AND CREDIT LOSS

=
=

10%

EFFECTIVE GROSS INCOME
LESS EXPENSES
MANAGEMENT (5%)
RE TAXES
INSURANCE
MAINTENANCE
RESERVES
VACANCY EXPENSE

$
$
$
$

0.10
0.25
0.25

TOTAL EXPENSES AND RESERVES

$
$
$
$
$
$

/SF
/SF
/SF
/SF

10%

of GPI

NET OPERATING INCOME
CAPITALIZED AT

0.095

IS

$
$
$

520,252
189,087
709,340

$

70,934

$

638,406

$

66,258

$

572,147

31,920
22,790
11,549

$ 6,022,602
$
66.07 PER SF
ROUND TO

$

6,020,000

DISCUSSION OF INCOME AND EXPENSES
POTENTIAL GROSS INCOME
This is the amount of income the subject will generate being 100% leased to long-term tenants
at market rental rates.
VACANCY AND COLLECTION LOSS
This figure represents the loss of potential income due to the portion of the subject that could
not be rented during the year, or the vacancy levels created during the periods of tenant
turnover between rental terms.
An overview of the Triad office market reflects a vacancy rate of 8.4% which was down since
the previous quarter of 8.9%. The average net rental rate is $15.64/square foot for office
properties that also increased from the previous quarter. The subject is located in the Central
Guilford District submarket which has a 1st quarter vacancy rate of 6.7% and average rents of
$17.16/square foot for office properties.
With market rental rates, the appraiser estimates the subject should experience occupancy of
about 90% over the projection period. This considers a 9% vacancy and a 1% credit loss.
Therefore, an overall vacancy and collection loss of 10% is considered appropriate.
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EFFECTIVE GROSS INCOME
This figure is simply the amount of income the subject will actually generate after reflecting
the vacancy and collection loss.
OPERATING EXPENSES
As previously mentioned, in order to arrive at a net income estimate, the typical expenses that
would be incurred by the subject property to produce the anticipated income stream, as well as
any vacancy and collection loss, must be deducted from the potential gross income. The
operating expenses are usually estimated by analyzing the actual subject expenses and by
comparison with similar properties and discussions with area property managers. Our studies
have shown that the most accurate unit of comparison in office expenses is on a per square foot
basis. We were not provided with the subject’s expenses.
Management
Management fees are usually based on a percentage of the effective gross income of the
particular project and complexes of comparable size to the subject are typically managed by
professional management. Typically, management companies first base their fees on a range
of approximately three to six percent of effective gross income for full management services
and a variation of that rate when they are combined with additional property managers. We
will estimate a management fee of approximately 5% of the total rental income given that the
subject is being compared on a net basis.
Taxes - Real Estate
Real Estate Taxes were described in the front portion of the report. The subject is being
compared on a net basis which would be the responsibility of the tenant.
Insurance
The subject is being compared on a net basis which would be the responsibility of the tenant.
Maintenance and Repairs
The subject is being compared on a net basis which would be the responsibility of the tenant.
Reserve for Replacement
The reserves for replacement expense is an estimate based on the establishment of a sinking
fund to replace short lived items that may be anticipated to fully expire their usefulness, or be
replaced during the holding period of the property. This reserve usually includes floor
covering, air conditioning and heating components, appliances, water heaters, and roof
covering. Useful life expectancy rates were taken from the Marshall Valuation Service while
actual unit costs were extracted from similarly constructed buildings. Assume that money set
aside for reserves will be placed in an interest earning savings account of a minimum of $0.25
per square foot given that the subject is in below average condition.
The Direct Capitalization Method has an estimate market value of $6,022,602 rounded to
$6,020,000 in AS IS condition.
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SALES COMPARISON APPROACH
A logical and direct approach to value of any property is the Sales Comparison Approach to
Value. It can be said that this approach considers all factors of supply and demand in the
market place. A definition of the Sales Comparison Approach to Value is as follows:
sales comparison approach: Approach through which an appraiser derives a value
indication by comparing the property being appraised to similar properties that have
been sold recently, applying appropriate units of comparison and making adjustments,
based on the elements of comparison, to the sale prices of the comparable sales.3
From this definition, it is observed that price is converted to value by similarity and
adjustment. The market approach provides a strong indication of value when applicable
because the value is derived directly from the market.
The reliability of this approach depends upon the availability of such similar sales, the degree
of comparability between properties, verification of the sales date, and the conditions under
which the property is sold. The comparable sales data in this report is considered to provide
adequate data for an estimation of market value for the subject properties. The strength of the
market approach is that it reflects actual market behavior of typical purchasers and sellers
under current market conditions. It is direct, logical, and understandable. Its weakness is that
there may be inadequate data in the market data to justify its use, and that it is based on
historical data rather than future expectation where conditions of comparability may not
closely conform to the subject property. As such, the greater the adjustment of the comparable,
the less reliable is the indicated value from the analysis.

3

The Dictionary of Real Estate Appraisers, 2nd ed. Chicago: The American Institute of Real Estate Appraisers.

Page 265.
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In estimating the value of the subject property, to be improved, sales of comparable buildings
were obtained from the surrounding area. These improved comparable sales were then
adjusted for various value-influencing characteristics.
IMPROVED SALES SUMMARY TABLE
No.
1.
2.
3.
4.

Location
7 Battleground Court
800 West Smith Street
1307 N Elm Street
7900 McCloud Road

Sale Date
January 9, 2017
March 29, 2018
March 14, 2018
February 24, 2017

Price
$850,000
$650,000
$500,000
$3,360,000

Foster Appraisal Services, Inc.

Building
Size (SF)
10,752
13,000
5,635
59,887

Price/ SF
$79.06
$50.00
$88.73
$56.11
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IMPROVED SALE NO. 1

Property Identification
Property Type
Address

Office
7 Battleground Court, Greensboro, North Carolina

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Financing
Verification

Empire Building, LLC
Emelco Properties, LLC
January 9, 2017
7893/1621
Cash to Seller
Chris Lowe, Selling Broker

Sale Price

$850,000

Land Data
Land Size
Zoning

0.5 Acres or 21,780 SF
LI, Light Industrial

General Physical Data
Building Type
Gross SF
Year Built
Construction Type
Roof Type
Condition

Multi-Tenant
10,752 SF
1954
Steel Frame
Membrane Roof
Average

Indicators
Sale Price/Gross SF

$79.06

Remarks: This property is on the corner of West Wendover Avenue and Battleground Court. This
building was in average condition at the time of sale with an effective age of 10 years with average quality
of construction. This building has a rubber membrane roof with an EFFIS exterior.
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IMPROVED SALE NO. 2

Property Identification
Property Type
Address

Office
800 West Smith Street, Greensboro, North Carolina

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Financing
Verification

D&W Investment Properties, LLC
SC Midtown, LLC
March 29, 2018
8033/2087
Conventional
Wayne Troxler, Seller

Sale Price

$650,000

Land Data
Land Size
Zoning

1.39 Acres or 60,690 SF
LI

General Physical Data
Building Type
Gross SF
Year Built
Construction Type
Roof Type
Condition

Multi Tenant
13,000
1971
Masonry and Steel
Membrane
Average

Indicators
Sale Price/Gross SF

$50.00

Remarks: This property is located to the northwest from the subject just outside of the Central Business
District of Greensboro.
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IMPROVED SALE NO. 3

Property Identification
Property Type
Address
Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Financing
Verification
Sale Price
Land Data
Land Size
Zoning

Office
1307 North Elm Street, Greensboro, North Carolina
Jerome O. Spruill and wife, Marla Spruill
Adams Holdings, LLC
March 14, 2018
8028/2198
Conventional
Contract
$500,000
0.94 Acres or 41,338 SF
O, Office

General Physical Data
Building Type
Gross SF
Year Built
Construction Type
Roof Type
Condition

Single Tenant
5,635
1964
Masonry Brick
Membrane
Below Average

Indicators
Sale Price/Gross SF

$88.73

Remarks: This property is located across North Elm Street from the Moses H. Cone Memorial Hospital.
This building was partially occupied with the vacant space being in poor condition. The interior was dated.
The purchaser is the electrical contractor for the new hospital expansion, and needed to find office space in
close proximity to the site.
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IMPROVED SALE NO. 4

Property Identification
Office Space
Property Type
7900 McCloud Road, Greensboro, NC
Address
Sale Data
Reva Caldwell TIC 1, LLC
Grantor
Wass McCloud, LLC
Grantee
February 24, 2017
Sale Date
7907/300
Deed Book/Page
Fee Simple
Property Rights
Conventional
Financing
Andrew Dixon, CBRE Listing/Selling
Verification
$3,360,000
Sale Price
Land Data
5 Acres or 217,800 SF
Land Size
LI, Light Industrial
Zoning
Level
Topography
All Public
Utilities
Irregular, but functional
Shape
General Physical Data
Multi-Tenant
Building Type
59,887 SF
SF
Masonry and Steel
Construction Type
Membrane
Roof Type
4
Stories
1999
Year Built
Good
Condition
Indicators
$56.11
Listing Price/ SF
Remarks
This building was vacant at the time of sale. The purchaser plans on occupying part of the building and
leasing the rest. This building has frontage on Interstate 40.
These sales are compared to the subject property on the following grid:
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SALES COMPARISON CHART
LOCATION
SALE DATE
BLDG AREA SF
EFFECTIVE AGE
CONDITION
EXTERIOR
ROOF

SALE #1
7 Battleground Ct
Greensboro, NC
1/9/2017
10,752
10 Yrs
Average
Stucco
Membrane

SUBJECT
201 N Eugene Street
Greensboro, NC
93,451
15 Yrs
Average
Masonry
Membrane

SALES PRICE
PER SF BLDG

$
$

ADJUSTMENTS
TIME/FINANCE

$

TIME AJD PRICE
PER SF

$

LOCATION
BUILDING AREA
QUALITY
EFFECTIVE AGE
CONDITION

SALE #2
800 W Smith St
Greensboro, NC
3/29/2018
13,000
15 Yrs
Average
Masonry
Membrane

850,000 $
79.06 $
-

0.0% $
79.06

$
$
$
$
$

(7.91)
9.07
(3.95)
-

TOTAL ADJUST.
TIME ADJ SP

$

(2.79)

BUILDING VALUE/SF

$

0%
-10%
11%
-5%
0%
-4%
76.27

Statistical Analysis
Low
$
50.50
$
66.03
Mean
$
66.88
Median
$
79.86
High

0.0% $

-

50.00 $

$
$
$
$
$
$

5.00
(5.00)
7.50
-

$

7.50

$

500,000 $
88.73 $

650,000 $
50.00 $
-

10%
-10%
15%
0%
0%
15%

SALE #4
7900 McCloud Road
Greensboro, NC
2/24/2017
59,887
5 Yrs
Average
Masonry
Membrane

SALE #3
1307 N Elm Street
Greensboro, NC
4/14/2018
5,635
15 Yrs
Below Average
Masonry
Membrane

$ (8.87)
$ (8.87)
$
$
$ 8.87
$ (8.87)

57.50 $

0.0% $

3,360,000
56.11
-

88.73 $
-10%
-10%
0%
0%
10%
-10%

$ $ $ $ (5.61)
$ $ (5.61)

79.86 $

0.0%
56.11
0%
0%
0%
-10%
0%
-10%
50.50

$80.00
$60.00
$40.00
$20.00
$‐

EXPLANATION OF ADJUSTMENTS
We searched the market extensively for sales of similar properties but were not able to find any
sales more similar than those used above. Sales of office buildings that are as large as the
subject are not common. In order to compare these to the subject, adjustments were made as
necessary for such factors as time, conditions of sale, location, physical characteristics, etc.
Each of these factors is addressed in the following discussion.
Market Conditions (Time)
All four sales have taken place in the past year, therefore, no adjustments are necessary.
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Location
The subject is located in the Central Business District of Greensboro which is considered to be
superior in comparison to sale two, which is located in an area that has smaller industrial and
residential land uses.
Sales three is located across North Elm Street from Moses Cone
Hospital which is considered to be superior in comparison to the subject and has been adjusted
downwards by 10%.
Improvement Size
Size of the complex is an important physical characteristic of a property. The size adjustment
is based upon a one- percent adjustment for each 25% difference in size with a maximum
adjustment of 10%.
Age:
This adjustment is for the difference in effective age of buildings at the time of sale. A 1%
adjustment is made for every year difference in our estimation of effective age.
Quality:
This adjustment has been based upon the judgment of the appraiser after viewing each of the
comparable sales. The quality of building materials is considered to be similar in comparison
to all four sales, however, sales one and two do not have elevators. We have utilized the
Marshall and Swift Cost manual to estimate the cost of an elevator which is shown to be
$97,500.
Condition:
This adjustment has been based upon the judgment of the appraiser after viewing each of the
comparable sales. Sale three was in below average condition at the time of sale and has been
adjusted upwards by 10% for being inferior.
The sale prices per square foot indicated by the comparable sales after adjustments for
dissimilarity to the subject range from $50.50 to $79.86 per square foot. This is considered to
be a broad range of value indications. We are of the opinion the value of the subject is best
represented by the mean of this indicated range and we will conclude to a value at
$66.00/square foot of building area.
The value of the subject by the sales comparison approach is as follows:
93,451 Square Feet x $66.00/SF = $6,167,766
Rounded To: $6,170,000
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THE RECONCILIATION OF MARKET VALUE
The reconciliation process consists of reviewing various independently derived valuation
methods, weighing respective merits, and correlating the conclusions into a final estimate of
value. In order to estimate the market value of the property being appraised, proper weight has
to be given to each individual approach and its estimate of value.
Income Approach to Value
This approach was usually considered by use of the Market Abstraction Method, whereby, the
net incomes of comparable properties is divided by the cash equivalency adjusted sales prices
to indicate a market capitalization rate. This analysis also considered the Mortgage Equity
Method which provides a capitalization rate through pre-calculated mortgage coefficients for a
combination of an equity yield and mortgage terms via the Ellwood Formula.
The Income Approach to Value is based primarily on the principle of anticipation, which
affirms that value is created by the anticipation of future benefits received due to ownership.
The capitalization process in the income approach is the means of discounting future income
into an estimate of present value. Estimates of income and expenses are typically based on
actual historic data from the subject and from similar type properties. Judgment is used in
estimating the rates selected; however, local lending policy indicates the rates selected are
reasonable and applicable to the subject property. In addition, the investor anticipates an
equity return, which will satisfy their requirements. The indicated value for the subject
property, via the Income Approach, is as follows:
$6,020,000 AS IS
Sales Comparison Approach to Value (Improved)
The Sales Comparison approach provides valuable indicators for estimating market value.
This method does, however, lose some of its reliability when comparisons are not highly
similar or data is clouded. In this instance, there was sufficient comparable data to make
reliable comparisons; the market approach was reliable and reflective of the attitudes of buyers
and sellers in the subject market. The estimate of value is as follows:
$6,170,000 AS IS
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Final Reconciliation
After analysis of these two approaches to value and considering the type and reliability of the
data upon which each was based, as well as the strength of the local market for the subject
property type, emphasis is placed on the income approach given that the subject is typical of an
income producing property.
As such, it is our judgment that the present market value, of the fee simple estate, for the
subject property, as of June 18, 2018 is as follows:
$6,020,000 AS IS
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CERTIFICATION
I certify that, to the best of our knowledge and belief:
1.

The statements of fact contained in this report are true and correct.

2.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my person, impartial unbiased professional
analyses, opinions and conclusions.

3.

I have no present or perspective interest in the property that is the subject of this report,
and I have no personal interest or bias with respect to the parties involved.

4.

My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate,
the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

5.

My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.

6.

I have made a personal inspection of the property that is the subject of this report.

7.

No one provided significant professional assistance to the person signing this report.

8.

To the best of my knowledge and belief, the statements of fact contained in this
appraisal report, upon which the analyses, opinions, and conclusions expressed herein
are based, are true and correct. Data and information secured from others is believed
reliable but its accuracy is not warranted.

9.

This appraisal report sets forth all the limiting conditions (imposed by the term of my
assignment or by the appraiser) affecting the analysis, opinions, and conclusions
contained in this report

10.

This 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 relating to
review by its duly authorized representatives.

12.

I have no bias with respect to the property that is the subject of this report or the parties
involved with this assignment.

13.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.
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Dick Foster has not performed services, as appraisers or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.
As of the date of this report, Dick Foster has completed the requirements of the continuing
education program of the Appraisal Institute.

Sincerely,

Dick Foster, MAI
NC State Certificate #A-1070
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CERTIFICATION
I certify that, to the best of our knowledge and belief:
1.

The statements of fact contained in this report are true and correct.

2.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my person, impartial unbiased professional
analyses, opinions and conclusions.

3.

I have no present or perspective interest in the property that is the subject of this report,
and I have no personal interest or bias with respect to the parties involved.

4.

My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate,
the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

5.

My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.

6.

I have made a personal inspection of the property that is the subject of this report.

7.

No one provided significant professional assistance to the person signing this report.

8.

To the best of my knowledge and belief, the statements of fact contained in this
appraisal report, upon which the analyses, opinions, and conclusions expressed herein
are based, are true and correct. Data and information secured from others is believed
reliable but its accuracy is not warranted.

9.

This appraisal report sets forth all the limiting conditions (imposed by the term of my
assignment or by the appraiser) affecting the analysis, opinions, and conclusions
contained in this report

10.

This 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 relating to
review by its duly authorized representatives.

12.

I have no bias with respect to the property that is the subject of this report or the parties
involved with this assignment.

13.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.
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Matthew Foster has not performed services, as appraisers or in any other capacity, regarding
the property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
As of the date of this report, Matthew Foster has completed the requirements of the continuing
education program of the Appraisal Institute.

Sincerely,

Matthew Foster
NC State Certified #A8172
Virginia State Certified #4001017579
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Matthew N Foster
Business Address:
Foster and Company, Inc.
351 South Swing Road
Greensboro, NC 27409
(336) 279-1172
Fax (336) 834-0303
Education
High School:
Southeast High School
College:
Bachelors of Science degree in Construction Technology from Appalachian State University
Licensed North Carolina Building Contractor
Appraisal Education
R-1, North Carolina Real Estate Education Inc.,
Greensboro, NC, Joyce Pusey, MAI, Instructor

Practical Repression Using Microsoft
Greensboro, NC, John Urubek, MAI, CCIM

R-2, North Carolina Real Estate Education Inc,
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Greensboro, NC, Gary Taylor, MAI, Instructor

R-3 North Carolina Real Estate Education Inc,
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Greensboro, NC, Gary Taylor, MAI, Instructor
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General Appraisers Sales Comparison Approach
Greensboro, NC, Gary Taylor, MAI, Instructor

Real Estate Finance Statistics and Valuation Modeling
Greensboro, NC, James D. Vernor, PhD, MAI
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Greensboro, NC, Gary Taylor, MAI, Instructor

General Appraiser Report Writing and Case Studies
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Appraiser as an Expert Witness
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ADDENDA

East side of the building

East side of the building

South end of the building

West side of the building
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West side of the building

South side of the building

Looking north on N Eugene Street

Loading dock

Looking south on N Eugene Street
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Looking east on West Friendly Avenue

Looking west on West Friendly Avenue

Interior of the second floor

Restrooms on the first floor

Foster Appraisal Services, Inc.

67

201 North Eugene Street

Interior of the basement

Interior of the basement
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