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November 22, 2017 
 
 
Wake County Board of Education 
1429 Rock Quarry Road 
Suite 116 
Raleigh, North Carolina 27610 
 
 
 
RE:  An appraisal of 2.923 acres of residential land located at 1207 Willow Street in 

Raleigh, North Carolina 27604 
 
Parcel Identifier: 0028652 (Wake County) 
 
Owner of Record:  Meadowlands of Raleigh, LLC   
 
  
Dear Client: 
 
Per your request, we have made the necessary inspection and analysis to appraise the above referenced 
property. The purpose of the following report is to provide an opinion of the market value of the fee 
simple interest in the property “as is” as of November 6, 2017, the last date of inspection. The function 
of this report is for a prospective purchase by Wake County Board of Education. This appraisal in an 
appraisal report has been completed in accordance with the Uniform Standards of Professional 
Appraisal Practice [Standards Rule 2-2 (a)] and the appropriate government oversight agencies. This type 
of report has a moderate level of detail. It summarizes the information analyzed, the appraisal methods 
employed and the reasoning that supports the analyses, opinions and conclusions. 
 
The property being appraised consists of 2.923 acres of residential land located at 1207 Willow Street in 
Raleigh, North Carolina 27604. The Wake County real estate identification number of the subject parcel 
is 0028652. The property is currently owned by Meadowlands of Raleigh, LLC.   
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Value Conclusion 

Based on the valuation analysis in the accompanying report, and subject to the definitions, assumptions 
and limiting conditions expressed in the report, our opinion of the market value “as is” of the fee simple 
interest in the 2.923 acres of residential land located at 1207 Willow Street in Raleigh, North Carolina 
27604 as of November 6, 2017, the last date of inspection, was as follows: 
  

$60,000 
 

The values reported above are subject to the definitions, assumptions and limiting conditions as set forth in the report of which 
this summary is a part of. 

 
Extraordinary Assumptions 

The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results. An extraordinary assumption is uncertain information that is accepted as fact. If the 
assumption is found to be false as of the effective date of the appraisal, the conclusions of value 
provided within this appraisal report may become invalid. 

• None     
 
Hypothetical Conditions 

The value conclusions are based on the following hypothetical conditions that may affect the 
assignment results. A hypothetical condition is a condition contrary to known fact on the effective date 
of the appraisal but is supposed for the purpose of analysis. 

• None 
 
Recommendations 

Following this appraisal report, we recommend the following: 

• Environmental Report 

• Flood Survey 

• ALTA Survey (Land and Improvements) 
 
Most Notable Facts  

We feel as though the following facts are pertinent to the valuation of the subject and are detailed 
further throughout the appraisal report.  

• The 2.923 acres of vacant residential land located at 1207 Willow Street in Raleigh, North Carolina 
27604. 

• The subject is currently owned by Meadowlands of Raleigh, LLC.  

• According to documentation provided by the client, there is a significant portion (2.23 acres) of 
the property that has a 104 ft. riparian buffer running through the property.  This buffer, along 
with the City of Raleigh’s Tree Preservation Ordinances, make the 2.23 acres undevelopable. 

• According to documents provided by the client, only 24% of the subject site is useable. 
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The Addenda located at the end of this report incorporated and made part of this report. The opinion of 
value is supported by the data and the reasoning set forth in the attached narrative. Your attention is 
directed to the Assumptions and Limiting Conditions, Extraordinary Assumptions and Hypothetical 
Conditions attached and made part of this report. Neither our engagement to make this appraisal (or 
any future appraisals for this client), nor any compensation, are the cause of the client, the amount of 
the opinion of value, the attainment of a stipulated contemplated future interest in the property and 
that the fee for this assignment is in no way contingent upon the opinion of value concluded. 
 
We have performed within the context of the competency provision of the Uniform Standards of 
Professional Appraisal Practice. This appraisal is in an appraisal report format containing a summary of 
the supporting documentation, reasoning, analyses and conclusions.  
 
Thank you for the opportunity of service. Please advise if you have any questions or comments. 
 
Sincerely, 
 
        
 
_________________________________ 
Frank D. Leatherman, Jr., MAI, CCIM 
Certified General Real Estate Appraiser 
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Summary of Salient Facts and Conclusions 

Address 1207 Willow Street, Raleigh, North Carolina 27604 
  

Property Type Residential land  
  

Owner of Record Meadowlands of Raleigh, LLC   
  

Real Estate ID 0028652 (Wake County)  
  

Census Tract 505.00 
  

FEMA Flood Map  3720171400J (Dated 5/2/2006) 
  

Land Area 2.923 Acres (0.693 acres developable land and 2.23 acres not 
developable land) 

  

Improvement Size(s) N/A  
  

Year Built/Effective Year Built N/A 
  

Zoning District R-10 (Residential District) 
  

Zoning Jurisdiction City of Raleigh  
  

Highest & Best Use  
     As if Vacant 0.693 Acres: Residential  

2.23 Acres: Recreational 
     As Improved N/A  
  

Marketing Period 6 to 12 months 
  

Exposure Time 6 to 12 months  
  

Effective Date of Appraisal November 6, 2017 
  

Date of Appraisal Report November 22, 2017 
  

Property Interest(s) Appraised  Fee Simple Interest  
  

Extraordinary Assumption(s) None 
  

Hypothetical Condition(s)  None 
  

“As Is” Value Indications  
     Cost Approach N/A 
     Sales Comparison Approach $60,000 
     Income Capitalization Approach N/A 
     Final Value Conclusion   $60,000 
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General Information 
 

Purpose of the Appraisal 
The purpose of this appraisal is to communicate in written form the opinion of market value as 
determined by the Board of Governors of the Federal Reserve System, in accordance with Title XI of 
FIRREA (1989) regarding appraisals for federally related transactions in arriving at a supportable opinion 
of market value of the fee simple fee interest of the subject property “as is” as defined in this report as 
of the date of the last inspection, November 6, 2017. 
 
Use of the Appraisal 
The use of this appraisal report is for a prospective purchase by Wake County Board of Education, it 
successor and/or assigns. The information in this report is specific to the needs of the client and for the 
intended use stated in this report. The appraisers are not responsible for unauthorized use of the report 
by anyone other than the client; Wake County Board of Education, its successors and/or assigns. 
 
Date of the Appraisal 
The effective date of this appraisal is the last date of physical inspection, November 6, 2017. 
 
Applicable Requirements 
This appraisal report is intended to conform to the requirements of the following: 

• Uniform Standards of Professional Appraisal Practice (USPAP); 

• Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

• Applicable state appraisal regulations; 

• Appraisal requirements of Title XI of the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA), revised June 7, 1994; 

• Interagency Appraisal and Evaluation Guidelines issues December 10, 2010; 
 

Report Format 
This report is prepared under the Appraisal Report option of Standards Rule 2-2(a) of the 2016-2017 
edition of USPAP. This type of report has a moderate level of detail. It summarizes the information 
analyzed, the appraisal methods employed and the reasoning that supports analyses, opinions and 
conclusions. It meets or exceeds the former Summary Appraisal Report requirements that were 
contained in the 2014-2015 edition of USPAP.  
 
Prior Services 
USPAP requires appraisers to disclose to the client any other services they have provided in connection 
with the subject property in the prior three years, including valuation, consulting property management, 
brokerage or any other services. We have not performed any services, as an appraiser or in any other 
capacity, regarding the property that is the subject of this report within the three-year period 
immediately preceding the acceptance of this assignment. 
 
 
 
 
  



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 8 of 68 
LRES File #: 17-0540-JHW 

Property Rights Appraised 
Fee Simple Estate is defined as follows: 
 

“Absolute ownership unencumbered by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, police power and 
escheat.” 
Appraisal Institute, The Dictionary of Real Estate Appraisal 5th Edition (Chicago: Appraisal Institute, 2010), 78. 

 
The appraisers will estimate the fee simple interest of the subject as of the date of the appraisal, 
November 6, 2017, “as is”.  There are no known easements, encumbrances or deed restrictions that will 
interfere with the fee simple estate. 
 
Definition of Market Value 
The Office of the Comptroller of Currency definition of market value is utilized in this report. The 
following definition of market value is used by agencies that regulate federally insured financial 
institutions in the United States: 
 

“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: 

1. Buyer and seller are typically motivated; 
2. Both parties are well-informed or well-advised, and acting in what they consider to be 

their best interest; 
3. A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale. 
Source: 12 C. F. R. §323.2-(g) 
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Scope of Work 
 

To determine the appropriate scope of work for the assignment, we considered the intended use of the 
appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our 
concluded scope of work is described below. 
 
Valuation Methodology 
Appraisers usually consider the use of three approaches when developing a market value opinion for 
real property. These are the Cost Approach, the Sales Comparison Approach, and the Income 
Capitalization Approach. Use of the approaches in this assignment is summarized as follows: 
 

Approaches to Value Applicability to Subject Use in Assignment 
Cost Approach Not Applicable Omitted 

Sales Comparison Approach Applicable Utilized 
Income Capitalization Approach Applicable Utilized 

 
The Cost Approach is not an applicable valuation method.  

• The subject consists only of residential land. 
 

The Sales Comparison Approach is an applicable valuation method. 

• There is an active market for similar properties, and sufficient sales data is available for analysis. 

• This approach directly considers the prices of alternative properties having similar utility. 

• It is the primary method of valuation for properties consisting of land.  
 

The Income Capitalization Approach is an applicable valuation method. 

• The subject consists of only vacant residential land with no known ground leases in place. 
 
Research and Analysis 
The type and extent of our research and analysis is detailed in individual sections of the report. This 
includes the steps we took to verify comparable sales, which are disclosed in the individual comparable 
profile sheets.  
 
Inspection 
The appraiser, Frank D. Leatherman, Jr., MAI, CCIM, conducted a physical inspection of the subject 
property on November 6, 2017.  
 
Competency 
The appraisers have experience with appraising land are considered competent in respect to all aspects 
of the Competency Rule, as defined by the Uniform Standards of Professional Appraisal Practice 2016-
2017 Edition and stated below: 
 

“Competency requires: (1) the ability to properly identify the problem to be addressed; and (2) the 
knowledge and experience to complete the assignment competently; and (3) recognition of and 
compliance with laws and regulations that apply to the appraisers or to the assignment.” 
Source: Uniform Standards of Professional Appraisal Practice 2016-2017 Edition 
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Identification of the Subject 
 

The property being appraised consists of 2.923 acres of residential land located at 1207 Willow Street in 
Raleigh, North Carolina 27604. The Wake County real estate identification number of the subject parcel 
is 0028652. The property is currently owned by Meadowlands of Raleigh, LLC.   
 
Deed History 
 

Date Grantor Grantee 
Type of 

Deed 
Units 

Deed 
Book/Page 

Sales 
Price 

Price/Unit 

7/31/2002 
Park 

Homes, 
Inc. 

Meadowlands 
of Raleigh, 

LLC 

General 
Warranty 

N/A 9521/1053 N/A N/A 

 

The above transaction appears to be a related party transfer.  The subject property has been in the same 
ownership for over 15 years.  
 
Listings 
There are no known listings pertaining to the subject property as of the effective date of the appraisal. 
 
Purchase Contracts 
There are no known purchase contracts pertaining to the subject property as of the effective date of this 
appraisal.   
 
History of the Improvements 
The subject site is currently vacant.  
 
Leasing History 
N/A 
 
It should be noted that, according to documentation provided by the client, there is a significant portion 
(2.23 acres) of the property that has a 104 ft. riparian buffer running through the property.  This buffer, 
along with the City of Raleigh’s Tree Preservation Ordinances, make the 2.23 acres undevelopable.   
 

According to documents provided by the client, only 24% of the subject site is useable. 
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Economic Analysis 
 
Regional Analysis 
Wake County is centrally located in the Triangle in central North Carolina and is one of the fastest 
growing areas in the country.  Wake County is the second most populated county in all of North Carolina 
with 1,025,000 residents.  The county is approximately 857 square miles in size and has a population 
density of 1,171 persons per square mile. It is the State of North Carolina’s second most populated 
county. The county seat is Raleigh, which is the state capital. Wake County is part of the Research 
Triangle metropolitan region, which encompasses the cities of Raleigh and Durham, the towns of Cary 
and Chapel Hill, and their surrounding suburban areas. The Research Triangle region encompasses the 
U.S. Census Bureau's Combined Statistical Area (CSA) of Raleigh-Durham-Cary.  Wake County has 12 core 
municipalities, the largest of which is Raleigh (pop. approximately 439,000). 
 
The triangle market (encompassing Raleigh, Durham, Cary, Chapel Hill and the surrounding areas) is 
home to the Research Triangle Park, one of the nation’s largest planned research development 
communities.   Raleigh is continually on the “Best of” lists throughout numerous publications.  It has 
received both national and international rankings from publications such 
as Money, Fortune and Time magazines as being one of the best places to live and work, best business 
climates, and best places to earn a world-class education, among many others. The region is home to 
some of the world’s largest corporations as well as many start-up businesses. 
 
Quality of life is a priority in the Triangle area.  While highly recognized for stability, prosperity and 
growth, the City of Raleigh also has unique neighborhoods and a family of communities steeped in 
history and tradition, as well as a blend of diverse people from worldwide locations. The community 
offers all the amenities of big-city life without the high cost of living along with a unique mix of urban 
and rural small towns, providing something for every lifestyle.  
 
Wake County is home to North Carolina State University; a public, coeducational, research university. NC 
State is home to approximately 35,000 students (undergraduate and post graduate) with over 2,000 
employees.  NC State is a top research university attracting top faculty and student from around the 
world.  The university was founded in 1887 and has developed into a vital educational resource.  It is 
ranked a best value among the nation’s public universities.   
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Employment 
Trends in employment are a key indicator of economic health and strongly correlate with real estate 
demand. According to AccessNC, employment as of August 2017 (most recent available) was 550,776; 
up from the 2016 annual figure of 535,269. AccessNC also reports 31 job announcements in 1Q2017 
throughout Wake County.   
 
According to NC Department of Commerce Labor and Economic Analysis Wake County has seen an 
increase in employment over the last 5 years.  Some of the main employers in the Capital Area Region 
include SAS, RBC Centura, Progress Energy, Citrix, Red Hat, GlaxoSmithKline, IBM, WakeMed, Oracle, 
Wake County Public Schools, TEKsystems and Randstad. 
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Location Map 
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Surrounding Area Analysis 
 
Area/Location Description The subject property is located at 1207 Willow Street in the City of 

Raleigh, North Carolina.  It is in the ETJ of the City of Raleigh.  The 
subject is located in a highly desirable residential area in within the 
City of Raleigh as it is located “inside the beltline” off Glascock Street.  
Although the subject is located in this highly desirable area, there is a 
stream running down the center of the parcel and the topography of 
the lots slopes down towards the center, making it less desirable to 
developers.   
 
The subject lies directly south of Conn Elementary School.   
 
The area surrounding the subject continues to be highly desirable and 
has seen tremendous growth over the previous 5 years.   

 
Neighborhood Boundaries North Atlantic Avenue 
 East N. Raleigh Boulevard 
 South Glascock Street 
 West Wake Forest Road 

 
Adjacent Uses North Institutional 
 East Residential 
 South Residential 
 West Residential 

  

Access and Visibility Access and visibility to the subject is good via Willow Street (40 FF).  

  
Transportation Corridors I-40, I-440 

  
Residential Uses  The subject is located in a very densely populated, residential area.  

As mentioned, the location of the subject alone makes it one that is 
highly desirable being “inside the beltline”.    

 
Commercial Uses  The subject’s commercial uses can be found west off Wake Forest 

Road and south in the downtown area of the City of Raleigh.  The 
subject has access to all major roadway and transportation corridors 
leading to commercial uses.   
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Commercial Financing 
Local bank financing, as noted by the 1st quarter 2016 publication from Realty Rates, is available for all 
property types on average of 50% to 90% loan-to value ratios and typically with 15 to 40 year 
amortization schedules with typically 5 to 30 year terms.  Interest rates are going to vary depending on 
the property type and current economic conditions.  Local market conditions indicate that in our area 
we’ve seen interest rates for similar land acquisitions around 5% in the last 90 days.   
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Market Conditions  

As previously mentioned, the subject is in the City of Raleigh.  Lending institutions have become much 
more competitive over the last 6 to 12 months with more and more commercial and residential 
development taking place in the region. Most of the market participants interviewed indicated that the 
market is in full recovery and that market conditions are the strongest they have been since the early 
2000s.   This trend is expected to continue for the foreseeable future as inventories across the board are 
at an all time low. For sale and rent inventory is at or below record levels.  Pricing for sale and rents is 
continuing to set new benchmarks on a monthly basis.  The demand continues to outpace supply and 
with the continuing migration to the area we expect this trend to continue for the foreseeable future.  
Property values are expected to increase in the near future as the economic conditions continue to 
improve.  

Marketing Period 
Marketing period is defined as follows: 
 

“An opinion of the amount of time it might take to sell a real or personal property interest at the 
concluded market value level during the period immediately after the effective date of the 
appraisal.” 

 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal 5th Edition (Chicago: Appraisal Institute, 2010), 121 

 
The subject “as is” is readily marketable to investors actively engaged in the acquisition of these types of 
properties. 
 
Potential buyers would base the purchase price of the subject on the limited available of substitute 
properties and would most likely have knowledge of competition in the area. The subject property is 
considered a good investment opportunity in its “competitive market” and would in all probability sell 
within 6 to 12 months in an open market under current economic conditions “as is”.  
 
Exposure Time 
Exposure Time is defined as: 
 

1. “The time a property remains on the market. 
2. The estimated length of time the property interest being appraised would have been offered on 

the market prior to the hypothetical consummation of the sale at market value on the effective 
date of the appraisal; a retrospective estimate based on an analysis of past events assuming a 
competitive and open market.” 
Source: Appraisal Institute, The Dictionary of Real Estate Appraisal 5th Edition (Chicago: Appraisal Institute, 2010), 73 

 
Exposure time is always presumed to occur prior to the effective date of the appraisal.  The overall 
concept of reasonable exposure encompasses not only adequate, sufficient and reasonable time but 
also adequate, sufficient and reasonable effort.  Exposure time is different for various types of real 
estate and value ranges and under various market conditions. 
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Based upon current market conditions, the comparable sales analyzed and market information collected 
to date, we estimate, that if the subject had sold on the effective date of the appraisal (November 6, 
2017) at a price at or near the indicated market value, the exposure time required to sell the property 
would have been 6 to 12 months.  This is a reasonable time-frame based upon the competitive and open 
market found in the subject’s area “as is.” 
 
Summary 
The subject is located in Wake County in the City of Raleigh good access and all of the necessary support 
services in the area. The subject property is located in an established area with commercial, residential 
and institutional uses nearby.  Real estate in the area has increased in value in the past and this trend is 
anticipated to continue, particularly as the economy improves. The subject property should benefit from 
the growing economic environment of the region and should experience long term price appreciation.  
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Property Analysis 

Site Description and Analysis 
 

Real Estate ID # (s) 0028652 
  

Land Size 2.923 Acres  
  

Source of Land Area Survey provided by the client 
  

Access Willow Street 
  

Street Frontage 40 total FF off Willow Street 
  

Corner Lot No 
  

Shape Irregular 
  

Topography  Sloping 
 
According to documentation provided by the client, there is a 
significant portion (2.23 acres) of the property that has a 104 ft. 
riparian buffer running through the property.  This buffer, along with 
the City of Raleigh’s Tree Preservation Ordinances, make the 2.23 acres 
undevelopable.  According to documents provided by the client, only 
24% of the subject site is useable. 
 
The 0.693 acres tract is the only portion that has potential for 
development into a single family residential use. 

  

Drainage Appears adequate 
  

Soils The soils are common and prevalent in the area. We are assuming the 
soils will accommodate septic tanks and wells for any future residential 
development. It is assumed there to be no hidden, apparent, or 
unapparent conditions of toxic materials or fill of any kind which would 
render the property less valuable.  We are not experts in such matters, 
and an appropriate engineering study may be necessary in order to 
determine the presence or absence of such substances.  We are 
assuming the site is environmentally clean and the soils are suitable for 
any residential use of the subject. 

  

Flood Plain  Zone “X”- The FEMA flood map does not indicate a flood risk in the 
subject’s immediate area. 

  

FEMA Map 3720171400J (Dated 5/2/2006) 
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Zoning  R-10 (Residential District)– City of Raleigh 
  

 

 
 Source: City of Raleigh Unified Ordinance Development  

Utilities The subject has access to all utilities.   

  

Improvements The site is currently vacant.  
  

Easements, Encroachments 
and Restrictions  

104’ Neuse Riparian Buffer and the City of Raleigh Tree Preservation 
Ordinance  

  

Environmental Hazards Unless otherwise stated in this report, the existence of hazardous 
substances, including but not limited to asbestos, polychlorinated 
biphenyls, petroleum leakage, or agricultural chemicals, which may or 
may not be present on the property, or other environmental 
conditions, were not called to the attention of nor did the appraisers 
become aware of such during the appraisers’ inspection.  The 
appraisers had no knowledge of the existence of such materials on or 
in the property unless otherwise stated. The appraisers are not 
qualified to test such substances or conditions.  The presence of such 
substances, such as asbestos, urea formaldehyde foam insulation, or 
other hazardous substances or environmental conditions may affect 
the value of the property.  Our opinions of value are predicated on the 
assumption that there is no such condition on or in the property or in 
such proximity thereto that it would cause a loss in value.  No 
responsibility is assumed for any such conditions, or for any expertise 
or engineering knowledge required to discover them.  

  

Summary  0.693 Acres: 
The subject property is similar in physical attributes and access to 
other sites in the area which have been developed with residential  
uses.  The access, size, topography, shape and infrastructure are 
supportive of the land and allow for maximum use of the site. 
 
2.23 Acres: 
The subject property is not similar in physical attributes and access to 
other sites in the area which have been developed with residential 
uses.  The, topography alone is not supportive of the land and will not 
allow for maximum use of the site. 



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 23 of 68 
LRES File #: 17-0540-JHW 

Site Analysis Maps   
 

 
Parcel Map  

 

 

 
Aerial Map  
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Soil Map  

 

 

 
Topography Map  
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FEMA Flood Map 

 

 
Zoning Map  
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Survey 
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Subject Photographs 

 

 
View of the subject property. 

 

 

 
View of the subject property. 
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View of the subject property. 

 

 

 
View of the subject property. 
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View of the subject property. 

 

 

 
View of the subject property. 
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Real Estate Taxes 
 
Real estate taxes are determined by the respective local governments. Assessed value is required by 
state law to be 100% of market value as of the date of valuation. Every county and municipality is 
required to assess all property for tax purposes every 8 years, and the subject was last assessed in 2016. 
The combined tax rate for the subject is $1.0403 per $100, with taxes due in January of the following 
year and payable in full.  
 

Subject’s Applicable Tax Districts/Rates 

Wake County 0.6150 

City of Raleigh 0.4253 

Total 1.0403 

 

Parcel # Land Land Area Improvement Building Area 
Total 

Assessment 

0028652 $36,000 2.92 Acres* N/A N/A $36,000 

      

     
 

 
 

 
Total Assessment $36,000 

 
 

 
Tax Rate 0.010403 

 
 

 
Estimated Taxes $375 

 
*As noted by the Wake County Tax Department in which assessed values are determined.  
 
Based on conversations with the local authorities there are no expectations of any significant tax 
increases over the foreseeable future. The subject is at the range of the other comparable properties in 
the area as the tax assessor has been consistent in the subject’s immediate area in the land valuation 
and this supports the conformity of the subject to the area.  The assessments on the subject are 
reasonable and consistent with other similar property assessments in the area.  We do not consider the 
assessment to reflect actual market value of a specific property, as the property was subject to a mass 
appraisal which is typically done based on mass appraisal techniques. No special assessments have been 
levied in the recent past or are any expected in the future. 
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Highest and Best Use 
 
Highest and Best Use is defined as follows: 
 

“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.  The four criteria the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum productivity.” 
Appraisal Institute, The Dictionary of Real Estate Appraisal 5th Edition (Chicago: Appraisal Institute, 2010), 93. 

 
As If Vacant 
Assumes that a parcel of land is vacant or that it can be made vacant through the demolition of any 
improvements.  The question asked in this type of analysis is: What type of building or other 
improvement (if any) should be constructed on the land? 
 
As Improved 
Analyzes the use of the property as it exists.  The question asked in this type of analysis is:  Should the 
existing improvements be maintained, renovated, expanded, partially demolished or should it be 
replaced with a different type use?   
 
Criteria  

Legally Permissible Private restrictions such as zoning, building codes, environmental 
regulations, historic codes and other items must be considered in 
order to determine the highest and best use of the subject tract.  
Governmental regulations are controlled by zoning. 

Physically Possible The size, shape, area and topography of the site can to a great 
degree determine the extent to which the property can be 
developed.  Items such as exposure, frontage, depth, and irregular 
configuration are important. 

Financially Feasible Any physically possible, legal use of property that produces a positive 
return to the land after considering risk and all costs to create and 
maintain the use; any use that results in a positive land value. 

Maximally Productive  The physically possible, legally permissible, and financially feasible 
use that results in the highest present value. 
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 AS IF VACANT 
0.693 Acres of developable land 

Legally 
Permissible 

As previously defined under Zoning, subject is zoned R-10 (Residential 10-District) and the 
permitted uses include residential uses. These uses would be compatible with surrounding 
residential uses. There are no known private restrictions other than those previously 
mentioned. 

Physically 
Possible 

The size, topography, and other physical features of the subject tracts are typical of similar 
tracts in the area that have been developed with residential uses. Access and visibility is 
good via Willow Street. The property has access to all utilities.   

Financially 
Feasible 

The residential market is stable in this area and a residential use would be productive over 
and above any of the alternative uses and there is no reason to believe market conditions 
will deteriorate and should in all likelihood continue to improve (as evidenced by the success 
of other residential uses in the area). 

Maximally 
Productive Use 

A residential use is the highest and best use as it would create the greatest return to the 
subject land of all of the alternative uses, and it is would be compatible with the surrounding 
land use patterns.  A residential use is compatible with the zoning, is legally permissible, 
physically possible, financially feasible and maximally productive based on the site. 

Users/ Market 
Participants 

The subject demand would come from investors seeking residential land. 

Timing of Use Demand for residential land continues and we believe a developer would be interested in 
similar vacant land within 6 to 12 Months. 

 

CONCLUSION 

Ideal 
Improvement: 

A residential use. The improvement(s) would be dictated by the land area and zoning.  

Highest and Best 
Use: 

Residential development conforms to the current zoning and other uses in the area that 
have been developed with residential uses.     
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 AS IF VACANT 
2.23 Acres of undevelopable recreational land 

Legally 
Permissible 

As previously defined under Zoning, subject is zoned R-10 (Residential 10-District) and the 
permitted uses include residential uses. These uses would be compatible with surrounding 
residential uses. There are no known private restrictions other than those previously 
mentioned. 

Physically 
Possible 

The size, topography, and other physical features of the subject tracts are not typical of 
similar tracts in the area that have been developed with residential uses. As noted by 
documentation provided by the client, this area has a 104 foot riparian buffer running 
through the middle of it diminishing the development potential of the site to its full zoning 
capability.  “The State of North Carolina Neuse River Riparian Buffer rules restricts the uses 
within the entire 104-foot such that no structure can erected with that zone”.  

Financially 
Feasible 

It would not financially feasible to develop the site based on the limitations of the 
topography of the site and buffer regulations pertaining to.   

Maximally 
Productive Use 

A recreational use is the highest and best use as it would create the greatest return to the 
subject land as this part of the subject does not appear to be developable due to the large 
percentage of it being located within a riparian buffer.  The recreational land creates the 
most use of all of the alternative uses, and it is would be compatible with the surrounding 
land use patterns.  A recreational land use is compatible with the zoning, is legally 
permissible, physically possible, financially feasible and maximally productive based on the 
site.  

Users/ Market 
Participants 

The subject demand would come from investors seeking recreational land. 

Timing of Use There would be very little if any demand for recreational use land properties similar to the 
subject. 

 

CONCLUSION 

Ideal 
Improvement: 

None  

Highest and Best 
Use: 

The subject conforms to the current zoning and other uses in the area.  The highest and 
best use “as if vacant” is recreational land. There is no open or active market for the subject 
as there is really no utility for the property. 
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Methods of Valuation 
 
The appraisal process typically involves three approaches to value which consist of the Cost, Sales 
Comparison and Income Capitalization Approaches.  The Sales Comparison Approach to value was used 
in this analysis.  The Income Capitalization (GRM Analysis) was utilized to support our highest and best 
use conclusion.  The Cost Approach to value was excluded as the subject consists only of land (with 
improvements we consider to have no contributing value over and above the site value).  A credible 
opinion is developed using the Sales Comparison and Income Capitalization Approach. A brief 
description of each technique is as follows: 
 
The Cost Approach  
An appraisal procedure that assumes the informed purchaser would pay no more than the cost of 
producing a substitute property with the same utility. This approach is particularly applicable when the 
improvements being appraised are relatively new and represent the highest and best use of the land or 
when the property has unique or specialized improvements for which there is little or no sales data from 
comparable properties. 
 
Sales Comparison Approach  
An appraisal procedure using sale prices of properties similar to the subject property as a basis for 
estimating market value.  The Sales Comparison Approach is based on the principle of substitution.  The 
underlying assumption is that an informed purchaser will pay no more for a property than would have to 
be paid for a similar property of comparable utility.  Since no two properties are identical, market 
supported adjustments are necessary to the comparable sales.  Inferior sales are adjusted upward and 
superior sales are adjusted downward depending upon comparability to the subject’s particular 
characteristics.  
 
Income Capitalization Approach 
An appraisal procedure using capitalization of expected future income as a basis for estimating market 
value.  The underlying assumption is that an informed buyer will pay no more for the subject property 
than would have to be paid for another property with an income stream of comparable amount, 
duration and quality.  The Income Capitalization is based on the principle of anticipation as it is based on 
expected income over a specified period of time. The buyer of a property buys in anticipation of 
acquiring income from the property in the future.  This income is capitalized into a value estimate based 
on capitalization rates (or relationships) of net incomes and sales prices of comparable sale properties 
and current market conditions (rates of return). 
 
Use of the approaches in this assignment is summarized as follows: 
 

Approaches to Value Applicability to Subject Use in Assignment 
Cost Approach Not Applicable Omitted 

Sales Comparison Approach Applicable Utilized 
Income Capitalization Approach Applicable Utilized 

 
After completion of the approaches, they will be reconciled into a final opinion of value.  The process of 
reconciliation is the consideration of each approach, its validity, its accuracy and its relevance in the final 
opinion of value.  Each approach may have importance in different areas but when combined together 
can formulate a solid opinion of value based upon the reasoning and judgment of the appraiser. 
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Sales Comparison Approach 
 

The definition of the Sales Comparison Approach is: 
 
“The process of deriving a value indication for the subject property by comparing market 
information for similar properties with the property being appraised, identifying appropriate 
units of comparison, and making qualitative comparisons with or quantitative adjustments to 
the sales prices (or unit prices, as appropriate) of the comparable properties based on the 
relevant, market-derived elements of comparison.” 
Appraisal Institute, The Dictionary of Real Estate Appraisal 5th Edition (Chicago:  Appraisal Institute, 2010), 175. 

 
The Sales Comparison Approach is a method of estimating market value whereby the subject property is 
compared with comparable properties that have sold recently.  The basic premise of this approach is 
that the market determines the value of the property being appraised in the same manner that it 
determines the prices paid for comparable, competitive properties.  In addition, the informed purchaser 
would pay no more for a property than the cost of acquiring an existing, or substitute, property with 
equal utility.  For properties similar to the subject, this principle refers to alternate investment 
properties that produce equivalent investment returns with equal risk. 
 
This approach to value involves the process of analyzing sales of comparable properties which have 
recently sold to develop an indication of the most probable value for the subject property.  Fundamental 
to this process is recognition of the fact that the limits of prices (value), rents, and rates tend to be set 
by the prevailing prices, rents, and rates for equally desirable substitute properties.  To facilitate the 
comparison process, the subject property and the comparable sales are analyzed based sales price per 
acre.  Following are the most comparable sales with similar highest and best use as the subject, utilized 
to estimate the market value of the subject property with the Sales Comparison Approach.  The 
following table summarizes the comparable sales utilized. 
 
The following sales are utilized when valuing the 0.693 acres of developable land on the subject site. 
 

No. Location Sale 

Date 

Price Size in 

Acres 

Price/ Acre 

1.  6525 South Side Drive, Raleigh 11/14/2014 $550,000 8.890 $61,867 

2.  1305 Chalk Road, Wake Forest 03/16/2015 $690,000 14.006 $49,265 

3.  11219 Old Creedmoor Road, 

Raleigh 

04/16/2015 $290,625 6.400 $45,410 

4.  6000 & 6001 Inona Place, Raleigh 06/16/2016 $490,000 6.110 $80,196 

5.  Terminus of Colby Chase Drive, 

Apex 

09/30/2016 $210,000 7.578 $27,712 

6.  Terminus of Thorn Hollow Drive, 

Apex 

11/17/2016 $647,000 11.990 $53,962 
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Comparable Sales  

Land Sale No. 1 
 

Property Identification  
Record ID 1420 
Property Type Residential , Single Family Residential 
Address 6525 South Side Drive, Raleigh, Wake County, North Carolina 27612 
Tax ID 0367242 
Present Use / Highest And Best 
Use 

Vacant/Residential 

  
Sale Data  
Grantor Alfred Purrington II and wife, Suzanne 
Grantee Highland Builders, Inc. 
Sale Date November 14, 2014  
Deed Book/Page 15838/712 
Property Rights Fee Simple 
Verification Jamall Alavi, with grantee;  Other sources: Public Record, Confirmed 

by Lauren Freiberg 
  
Sale Price $550,000   
Cash Equivalent $550,000   
  
Land Data  
Zoning City of Raleigh, R-4 
Topography Gentle Slopes 
Utilities All 
Shape Irregular 
  
Land Size Information  
Gross Land Size 8.890 Acres or 387,248 SF   
Front Footage 290 ft Total Frontage: 181 ft South Side Drive;45 ft Finland Dr;45 ft 

Tuxford Dr 
  
Indicators  
Sale Price/Gross Acre $61,867 
Sale Price/Gross SF $1.42 
Sale Price/Front Foot $1,897 
  
User Comments  
To be developed into a SFR subdivision with 18 lots. 
 
Remarks  
Inspected by FDLJ and JHW on 9/10/2015 
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Land Sale No. 1 (Cont.) 
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Land Sale No. 1 (Cont.) 
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Land Sale No. 2 
 

Property Identification  
Record ID 1587 
Property Type Residential , Single Family Residential 
Address 1305 Chalk Road, Wake Forest, Wake County, North Carolina 27587 
Location East of Chalk Road, West of Jones Dairy Road 
Tax ID 0103730 
Present Use / Highest And Best 
Use 

Vacant/Residential 

  
Sale Data  
Grantor JVC Homes, Inc. 
Grantee WFINV, Inc. 
Sale Date March 16, 2015  
Deed Book/Page 15943/841 
Property Rights Fee Simple 
Financing Cash to Seller 
Verification Robert Jones with Grantee; Confirmed by Frank Leatherman 
  
Sale Price $690,000   
Cash Equivalent $690,000   
  
Land Data  
Zoning Town of Wake Forest, R-30 
Topography Relatively Level 
Utilities All 
Shape Irregular 
Drainage Appears Adequate 
  
Land Size Information  
Gross Land Size 14.006 Acres or 610,101 SF   
Front Footage Back part of an existing subdivision 
  
Indicators  
Sale Price/Gross Acre $49,265 
Sale Price/Gross SF $1.13 
  
User Comments  
This subject has no frontage as it sits off a main road on the east side of a developing subdivision. 
 
Remarks  
Inspected by FDLJ 
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Land Sale No. 2 (Cont.) 
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Land Sale No. 3 
 

Property Identification  
Record ID 2444 
Property Type Residential , Single Family Residential 
Address 11219 Old Creedmoor Road, Raleigh, Wake County, North Carolina 

27613 
Tax ID 0043202 
Present Use / Highest And Best 
Use 

Residential/Residential Redevelopment 

  
Sale Data  
Grantor Teresa Lynn Pierce 
Grantee Jacob Morgan 
Sale Date April 16, 2015  
Deed Book/Page 15983/1408 
Recorded Plat BM1981/828 
Property Rights Fee Simple 
Marketing Time 560 Days 
Conditions of Sale Arm's Length 
Financing Cash to Seller (No D/T) 
Verification John Goddin, Broker;  Other sources: MLS # 1907683, Confirmed by 

Jessica Rouse 
  
Sale Price $290,625   
Cash Equivalent $290,625   
  
Land Data  
Zoning City of Raleigh, R-40W 
Topography Sloped 
Utilities E, T 
Shape Irregular 
Flood Info Appears Adequate 
  
Land Size Information  
Gross Land Size 6.400 Acres or 278,784 SF   
Front Footage 75 ft Total Frontage: 75 ft Horsemans Trail 
  
Indicators  
Sale Price/Gross Acre $45,410 
Sale Price/Gross SF $1.04 
Sale Price/Front Foot $3,875 
  
User Comments  
The property was improved with a 1,064 SF single family residence at the time of sale. The improvement 
was not considered to hold any contributing value over and above the vacant land value. There is also a 
half-acre lake on site.  
 
Remarks  
Inspected by JPR on 9/18/2017 
  



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 43 of 68 
LRES File #: 17-0540-JHW 

Land Sale No. 3 (Cont.) 
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Land Sale No. 3 (Cont.) 
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Land Sale No. 4 
 

Property Identification  
Record ID 1901 
Property Type Residential , Multi-family Residential 
Address 6000 & 6001 Inona Place, Raleigh, Wake County, North Carolina 27606 
Tax ID 0001950 and 0099046 
Present Use / Highest And Best 
Use 

Residential/Multi-family residential 

  
Sale Data  
Grantor Jo Powers Baragona and Paul J. Baragona 
Grantee Q Homes, LLC 
Sale Date June 16, 2016  
Deed Book/Page 16422/1625 
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Cash to Seller 
Verification Copy of Contract; Confirmed by Frank Leatherman 
  
Sale Price $490,000   
Cash Equivalent $490,000   
  
Land Data  
Zoning City of Raleigh, R-10 
Utilities All 
Shape Irregular 
Drainage Appears adequate 
  
Land Size Information  
Gross Land Size 6.110 Acres or 266,152 SF   
Planned Units 61 
Front Footage 335 ft Total Frontage: 335 ft Inona Place 
  
Indicators  
Sale Price/Gross Acre $80,196 
Sale Price/Gross SF $1.84 
Sale Price/Planned Unit $8,033 
Sale Price/Front Foot $1,463 
  
User Comments  
According to conversations with the buyer, he plans to develop  the site into 61 townhomes. At the time 
of sale the site was improved with a single family residence that we consider to have no contributing 
value over and above the land value. 
 
Remarks  
Inspected by FDLJ on 5/13/2016 
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Land Sale No. 4 (Cont.) 
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Land Sale No. 4 (Cont.) 
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Land Sale No. 5 
 

Property Identification  
Record ID 2120 
Property Type Residential , Single Family Residential 
Address Terminus of Colby Chase Drive, Apex, Wake County, North Carolina 

27539 
Tax ID 0332044 
Present Use / Highest And Best 
Use 

Vacant/Single Family Residential 

  
Sale Data  
Grantor Norton Development, LLC 
Grantee MFW Investments, LLC 
Sale Date September 30, 2016  
Deed Book/Page 16554/2295 
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Cash to Seller 
Verification Michael Whitehead with Grantee; Confirmed by Frank Leatherman 
  
Sale Price $210,000   
Cash Equivalent $210,000   
  
Land Data  
Zoning Town of Apex, RR 
Topography Gentle Slopes 
Utilities All 
Shape Irregular 
Flood Info Western portion of site 
  
Land Size Information  
Gross Land Size 7.578 Acres or 330,098 SF   
Front Footage 100 ft Total Frontage: 100 ft Colby Chase Drive 
  
Indicators  
Sale Price/Gross Acre $27,712 
Sale Price/Gross SF $0.64 
Sale Price/Front Foot $2,100 
  
User Comments  
This site was purchased (with the combination with a southern most adjacent tract) for single family 
residential development.  
 
Remarks  
Inspected by FDLJ  
 
  



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 49 of 68 
LRES File #: 17-0540-JHW 

Land Sale No. 5 (Cont.) 
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Land Sale No. 6 
 

Property Identification  
Record ID 2223 
Property Type Residential , Single Family Residential 
Address Terminus of Thorn Hollow Drive, Apex, Wake County, North Carolina 

27523 
Tax ID 0012374 
Present Use / Highest And Best 
Use 

Vacant/Residential 

  
Sale Data  
Grantor Douglas Lee Whitley, et al 
Grantee Lennar Carolinas, LLC 
Sale Date November 17, 2016  
Deed Book/Page 16607/308 
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Cash to Seller (No D/T) 
Verification Public Record; Pending 
  
Sale Price $647,000   
Cash Equivalent $647,000   
  
Land Data  
Zoning Town of Apex, MD-CZ 
Topography Rolling 
Utilities All 
Shape Irregular 
Flood Info Appears Adequate 
  
Land Size Information  
Gross Land Size 11.990 Acres or 522,284 SF   
Front Footage 60 ft Total Frontage: 60 ft Thorn Hollow Drive 
  
Indicators  
Sale Price/Gross Acre $53,962 
Sale Price/Gross SF $1.24 
Sale Price/Front Foot $10,783 
 
 
Remarks  
Inspected by JPR on 3/4/2017 
 
  



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 51 of 68 
LRES File #: 17-0540-JHW 

Land Sale No. 6 (Cont.) 
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Map of Land Sales  
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Analysis and Adjustment of Sales 
The Sales Comparison Approach provides a general overview of sales activity and tends to bracket 
reasonable prices paid, once adjustments for dissimilarities and comparable sales have been 
considered.  The sales are compared on a price per unit. These adjustments are based on our opinion of 
how the comparable compares to the subject, our experience and analysis of the market. Every 
adjustment is subjective. 
 
Market Adjustment Factors 
  

Property Rights Adjustments are made as necessary for the property rights (fee simple, 
leased fee, leasehold, partial interest, etc). * 

  
Financing Terms In certain circumstances, special financing may be more advantageous to 

the buyer or seller as it relates to the purchase price. Adjustments would 
be applied for the seller financing or assumption of existing financing at 
non-market terms. * 

  
Conditions of Sale Adjustments for conditions of sale usually reflect the motivation of the 

buyer and seller. The sale may be transacted at below-market price if the 
seller needs cash in a hurry. * 

  
Market Conditions We made a 3% per year time adjustment for the comparable sales that 

occurred prior to 2016 as market conditions have consistently improved.  
This is based on our analysis of the market and discussions with market 
participants. Specifically those market participants in the commercial 
brokerage community.   

  
Expenditures after Sale Adjustments are made to sales if any expenditures incurred by the buyer 

occur after the sale. * 
 *We have not made any adjustments to any of the comparables sales for any market 

adjustment factors except for market conditions at this time.   
Physical Conditions  
  

Location Typically, properties located in higher traffic areas with exposure to 
major transportation corridors and more intense commercial 
development sell for higher prices per square foot all other factors 
considered equal. Every adjustment is subjective. 

  
Utilities Properties with access to public water and sewer services tend to sell for 

a higher price per unit when all other factors remain equal in comparison 
to properties without municipal services nearby and rely on individual 
septic tanks and wells. Municipal services typically allow for a more 
intense development of the site. Every adjustment is subjective. 

  
Size Historic market behavior indicates that larger properties generally sell 

for lower prices per unit all other factors considered equal.  This is 
generally due to a larger number of buyers able to compete for smaller 
(less expensive) properties as well as allowances for holding costs and 
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extended lease up or marketing periods associated with larger 
properties.  Adjustments were applied to the sales based upon the size 
of each as they compare to the subject. Every adjustment is subjective. 

  
Road Frontage Property located along a primary transportation or commercial corridor 

is more likely to attract commercial business in comparison to property 
located along a secondary traffic artery.  There is likely to be more 
competition for property which has frontage along a main road which 
would tend to increase prices.  Adjustments were applied to the sales 
based on their road frontage as they compare to the subject.  This 
adjustment is not always based on the actual numerical linear front feet 
but also our judgment of how the subject relates in comparison to the 
comparable in regards to specifically what type of street it is located off 
of (i.e., main transportation corridor, secondary street, etc.). Every 
adjustment is subjective. Every adjustment is subjective. 

  
Zoning Restrictions such as zoning, dictate the type of use which can be applied 

to a particular property.  A less restrictive or heavier use parcel tends to 
attract more investors and ultimately more competition when compared 
to a highly restrictive or lighter use property.  The greater the land use, 
the higher the price as density increases (more intense use) the unit 
price increases as more units can be placed on the site resulting in higher 
overall sales.  We have detailed the allowance under the existing zoning 
classification for the land use. Every adjustment is subjective. 

  
Shape/Topography Sites with good site configuration are more desirable as this broadens 

the uses of the land, lowers the cost of grading and preparation (cost of 
development) and makes it more attractive to a potential investor.  Sites 
with poor site configuration are less desirable as this limits the uses of 
the land (lowers lot yield) and occasionally renders some portions of the 
property unusable and lowers overall site value in comparison to more 
regularly shaped sites. Every adjustment is subjective. 

  
Access/Visibility  Property with better access and more visibility to local traffic is likely to 

sell for higher prices when compared to property with poor access and 
visibility.  As a result adjustments were applied to the sales based upon 
their access/visibility as they compare to the subject. Every adjustment is 
subjective. 
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Property: 1207 Willow Street, Raleigh, NC 

Sale No. Subject 1 2 3 4 5 6

Location 1207 Willow Street  
6525 South Side 

Drive

1305 Chalk 

Road

11219 Old 

Creedmoor 

Road

6000 & 6001 

Inona Place

Terminus of 

Colby Chase 

Drive

Terminus of 

Thorn Hollow 

Drive

City Raleigh Raleigh Wake Forest Raleigh Raleigh Apex Apex

Sales Date 11/14/14 03/16/15 04/16/15 06/16/16 09/30/16 11/17/16

Land area (Acres) 0.693 8.89 14.01 6.40 6.11 7.58 11.99

Land area (SF) 30,187 387,248 610,101 278,784 266,152 330,098 522,284

Zoning R-10 R-4 R-30 R-40W R-10 RR MD-CZ

Utilities All All All E, T All All All

Frontage 40 290 None 75 335 100 60

Sales Price $550,000 $690,000 $290,625 $490,000 $210,000 $647,000

Price/Acre  $61,867 $49,265 $45,410 $80,196 $27,712 $53,962

6 3 3

$65,579 $50,743 $46,772 $80,196 $27,712 $53,962

Inferior Inferior Inferior Inferior Inferior

3% 12% 3% 15% 15%

Inferior

10%

Larger Larger Larger Larger Larger Larger

15% 15% 15% 15% 15% 15%

Superior Inferior Superior Superior Superior

-10% 5% -5% -15% -5%

Inferior

10%

Superior Superior Superior Superior Superior

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

Superior Superior

-5% -5%

Inferior Inferior Inferior

3% 10% 5%

8% 22% 31% -5% 25% 25%

Final Adjusted Price/Acre $70,826 $61,906 $61,272 $76,187 $34,640 $67,452

2 4 5 1 6 3

Similar Similar Similar Similar Similar Similar

Range of Values Before Adjustments $27,712 to $80,196 Per Acre

Range of Values After Adjustments $34,640 to $76,187 Per Acre

No. of Acres X Price/Acre = Land Value

0.693 $60,000 $41,580

Rounded $40,000

Net Adjustments

"As Is"

Zoning

% Adjustment

Shape

Ranking

Overall Comparison

% Adjustment

Utilities

% Adjustment

Size

% Adjustment

Road Frontage

Access/Visibility

Land Sales Chart

Primary Adjustments

Property Rights

Primary Adjusted Price/Acre

Other Adjustments

% Adjustment

Location

% Adjustment

Financing

Condition of Sale

Expenditures after Sale

Market Conditions

% Adjustment

Topography

% Adjustment

Land Sales Chart 
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As previously discussed, properties in this market are bought and sold on a price per unit basis and we 
have applied the same methodology in this analysis.  We believe the comparables we have chosen best 
reflect the subject property.  These comparable sales have been summarized in a relative 
comparison array and are not meant to infer any type of ranking in terms of similarity to the subject. 
 

Sale 
Adjusted Sales 
Price per Unit 

4 $76,187 

1 $70,826 

6 $64,452 

2 $61,906 

3 $61,272 

Conclusion $60,000 

5 $34,640 

Conclusion $60,000 

 
 

Overall, we feel we selected the best comparable sales that were available to us and the value of the 
subject is reflected accurately based on the adjusted prices of the comparable sales. All of our sales are 
residential land sales that have similar access or topography to our subject site.  We consider all of the 
sales to be relatively similar to our subject.  While we do think that most of the comparable sales have 
an inferior location than our subject.  We have put the most weight on the average price per acre after 
adjustments when making our final value estimate.  Our reconciled value falls well within our adjusted 
range and is supported by the comparable sales.   
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Adjustments 
 

Standard deviation is a measurement of dispersion from the average. A low standard deviation indicates 
the values are close to the average. A high standard deviation indicates the data is spread out over a 
larger range of values. A lower standard deviation after adjustments in comparison to the standard 
deviation prior to adjustments indicates a tightening of the range of values.  
 

 
The “as is” estimate of the 0.693 acres of developable land on the subject site value via the Sales 
Comparison Approach is $40,000. 

 

  

$0.00

$10,000.00

$20,000.00

$30,000.00

$40,000.00

$50,000.00

$60,000.00

$70,000.00

Before Adjustments
After Adjustments

$53,068.64

$62,046.97

$17,494.12

$14,546.37

32.97%
23.44%

Average

Standard Deviation

Coefficient of Variance %
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2.23 +/- acres of recreational land valuation 
 
As mentioned, based on documentation provided by the client, this part of the subject site is not 
developable due to a 104’ Neuse Rive Riparian Buffer and the City of Raleigh’s Tree Preservation 
Ordinance.  According to documents provided by the client, only 24% of the subject site is useable. 
 
Sales of land sales similar to the subject with land that is not developable are extremely rare and difficult 
to obtain.  Thus, we have utilized the following sales as support for our value estimate for the 2.23 acres 
of undevelopable land.   
 
We were only able to uncover one sale of land (as shown below) which was for a property with very 
limited development potential. Only 10 acres of the 121.22 acres was usable (or 8.25%). The sale price 
was $698/acre. We consider this to be representative of the value of a property with very limited utility 
as only 8.25% could be developed. This indicates a value for the subject tract as follows:  
 

No. Location Sale 
Date 

Price Size in 
Acres 

Price/ Acre 

1. 0 Old Stage Road 10/03/2013 $84,650 121.220 $698 
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Land Sale No. 1 
 

Property Identification  
Record ID 1276 
Property Type Residential , Single Family Residential 
Property Name Not developable land 
Address 0 Old Stage Road, Raleigh, Wake County, North Carolina 27603 
Location Just north of Swift Creek Lane 
Tax ID 0269031 
  
Sale Data  
Grantor Branch Banking & Trust Company 
Grantee Forest at Swift Creek, LLC 
Sale Date October 03, 2013  
Deed Book/Page 15463/1276 
Financing Cash to seller 
Verification Jim Anthony; Confirmed by Frank Leatherman 
  
Sale Price $84,650   
Cash Equivalent $84,650   
  
Land Data  
Zoning City of Raleigh, R-12-PR 
Topography Level 
Utilities All 
Shape Irregular 
Flood Info Subject to flooding 
  
Land Size Information  
Gross Land Size 121.220 Acres or 5,280,344 SF   
  
Indicators  
Sale Price/Gross Acre $698 
Sale Price/Gross SF $0.02 
 
 
Remarks  
Confirmed by FDLJR on 5/22/2014. 
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Land Sale No. 1 (Cont.) 
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Sale Number: 1 2

Address: Green Level Road W Green Level Church Rd

City/State: Apex, NC Cary, NC

Parcel Size (Acres): 144.94 51.47

Zoning: LD R-40

Sale Date: 5/23/2008 3/4/2008

Sales Price: $8,696,500 $6,896,500

Sale Price (per acre): $60,001 $133,991

Adjustments

   Size N/A -5%

   Zoning N/A -5%

   Shape N/A -5%

Net Adjustment N/A -15%

Final Adjusted Price/Acre $60,001 $113,892

Indicated % Difference: -90%

Paried Sales Analysis 

Paired Sales Analysis 

 
In addition to the above included sale, we have also considered the following paired sales analysis.  
 
Paired Sale Number 1 is located on the south side of Green Level Road W (just southwest of the Green 
Level Road W / Green Level Church Road intersection) in Apex, NC.  This property contains 144.94 acres, 
rolling hills-to-slight slopes in topography, is intersected by several portions of White Oak Creek, is 
zoned LD (Low Density), contains irregular shape, contains access to electric and telephone utilities with 
water and sewer to be added (at time of sale), and contains approximately 482 feet of road frontage.  In 
addition, this property contains 71.75 acres of flood prone soils (approximately half of the total parcel 
size).  This parcel sold on May 23, 2008 for $8,696,500 or $60,000/acre. 
 
Paired Sale Number 2 is located at the east side of Green Level Church Road (at the Green Level Church 
Road / Ashley Rose Drive intersection) in Cary, NC.  This property contains 51.47 acres, is gently sloping 
in topography, has 882 feet of frontage, is zoned R-40, contains a fairly regular shape, and contains all 
public utilities.  This property does not contain flood prone soils and it sold on March 4, 2008 for 
$6,896,500 or $133,991/acre.   
 
Both properties are located in a similar location and are approximately 1.5 miles apart.  They sold within 
a similar time frame.  Sale Number 2’s zoning district allows for a slightly higher density, it contains a 
better shape, and has a superior size.  The main distinction between the two is the amount of flood soils 
Sale Number 1 contains.  We made some adjustments for Sale 2’s shape, size, and zoning and the 
remainder is contributed to the flood area.  The sales prices of the two parcels indicate a difference of 
approximately 90% (after adjusting the respective categories mentioned above) and we attribute this to 
heavily flood prone soils. 
 
The chart on the next page summarizes the two sales and the damage figure. 
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PAIRED SALE NUMBER 1 

SALE DATA 

Location: Green Level Road W (just east of 

the Wimberly Road intersection), 

Apex, NC 

County: Wake 

Sale Date: May 23, 2008 Tax ID: 0005461 

Sales Price: $8,696,500 Price/Unit: $60,000/Acre 

Confirmed By: Tom Colhoun, Commercial Broker Stamps: $17,393 

Deed Book: 13110 Deed Page: 2015-2023 

Grantor: Barbara Beckwith, et al Grantee: Toll NC II, LP 

Condition of sale and 

reason sold: 

Individuals to developer Financing: Cash to Seller 

Present Use: Vacant Highest & Best Use: Residential subdivision 

Comments: This parcel was vacant at time of sale, but is proposed for residential development. 

SITE DESCRIPTION 

Size: 144.94 Acres Shape: Irregular 

Topography: Rolling hills, slight slopes, & level Drainage: Appears adequate 

Available Utilities: Elec, & Tele; W & S to be added. Zoning: LD (Low Density) - Apex 

Access: Green Level Road W & Green 

Level Church Road  

Frontage: Approx 111 FF along Green Level Rd W 

& 371 FF along Green Level Church 

Road (482 FF total). 

Comments: According to Wake County tax records, this property contains 71.15 acres of land that contain flood 

prone soils (as can be seen in the shaded areas on the aerial image below).  This parcel is located just 

west of the American Tobacco Trail.  Many portions of White Oak Creek intersect this property. 

IMPROVEMENT DESCRIPTION 

Improvements: N/A 

Size (SF): N/A Year Built: N/A 

Land to Building 

Ratio: 

N/A 

Quality: N/A Condition: N/A 

Comments: N/A 

LEASING INFORMATION 

Lessor: N/A Lessee: N/A 

Rentable Area: N/A Rent: N/A 

V&C: N/A Expenses: N/A 

Term: N/A NOI: N/A 

OAR: N/A EGIM: N/A 

Comments: N/A 

Inspected by: EAP Date Inspected: September 9, 2008 
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PAIRED SALE NUMBER 2 

SALE DATA 

Location: 8844 Green Level Church Road, Cary, 

NC 

County: Wake 

Sale Date: March 4, 2008 Tax ID: 0031003 (0031008 and 0195552) 

Sales Price: $6,896,500 Price/Unit: $133,991/Acre 

Confirmed By: Contract, Rudy Upton w/Grantee Stamps: $13,793 

Deed Book: 12986 Deed Page: 2683-2694 

Grantor: Douglas Hilliard, et all Grantee: Parkridge Estates, LLC 

Condition of sale and 

reason sold: 

Individuals to developer Financing: Cash to Seller 

Present Use: Vacant Highest & Best Use: Residential subdivision 

Comments: This site is improved with a few residential homes of no contributing value and is to be developed with 

a single family subdivision to be called “Park Ridge Estates.” 

SITE DESCRIPTION 

Size: 51.47 Acres Shape: Slightly square (square) 

Topography: Gentle slope Drainage: Appears adequate 

Available Utilities: All available Zoning: R-40 (Cary) 

Access: Green Level Church Road Frontage: Approx 882 FF along Green Level 

Church Road. 

Comments: N/A 

IMPROVEMENT DESCRIPTION 

Improvements: N/A 

Size (SF): N/A Year Built: N/A 

Land to Building 

Ratio: 

N/A 

Quality: N/A Condition: N/A 

Comments: Few residential homes of no contributing value 

LEASING INFORMATION 

Lessor: N/A Lessee: N/A 

Rentable Area: N/A Rent: N/A 

V&C: N/A Expenses: N/A 

Term: N/A NOI: N/A 

OAR: N/A EGIM: N/A 

Comments: N/A 

Inspected by: PAG Date Inspected: October 10, 2007 

 

 

 

 

 

 

 

 



1207 Willow Street, Raleigh, North Carolina 27604 

Leatherman Real Estate Services, LLC                                                                                 Page 64 of 68 
LRES File #: 17-0540-JHW 

Paired Sales Damage Conclusion 
Based on the paired sales analysis, the damage (or loss in property value) caused by excessive flood 
prone area was 90%.  We adjusted Sale number 2 due to its superior shape, size, and zoning, leaving a 
net damage of approximately 90%. 
 

As mentioned, sales of land sales similar to the subject with land that is not developable are extremely 
rare and difficult to obtain.  Thus, we have utilized the following sales as support for our value estimate 
for the 2.23 acres of undevelopable land.   
 
All above-mentioned sales are significantly larger than our subject site and are located in locations we 
consider to be inferior to our subject.  Based on this data and the size of our subject, we feel an 85% 
reduction in value is appropriate to apply to the subject site that is not developable.   
 

Market Value (as noted from the Sales Comparison Approach) @$60,000/acre X 15% = $9,000 
 

This part of the subject is 2.23 +/- acres at $9,000/acre = $20,070 or $20,000 rounded 
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Value Conclusion 

Based on the valuation analysis in the accompanying report, and subject to the definitions, assumptions 
and limiting conditions expressed in the report, our opinion of the market value “as is” of the fee simple 
interest in the 2.923 acres of residential land located at 1207 Willow Street in Raleigh, North Carolina 
27604 as of November 6, 2017, the last date of inspection, was as follows: 
  

$60,000 
 

The values reported above are subject to the definitions, assumptions and limiting conditions as set forth in the report of which 
this summary is a part of. 

 
The subject is located in Wake County in the City of Raleigh good access and all of the necessary support 
services in the area. The subject property is located in an established area with commercial, residential 
and industrial uses nearby.  Real estate in the area has increased in value in the past and this trend is 
anticipated to continue, particularly as the economy improves. The subject property should benefit from 
the growing economic environment of the region and should experience long term price appreciation.  
 
Sincerely, 
 
 
        
 
_________________________________ 
Frank D. Leatherman, Jr., MAI, CCIM 
Certified General Real Estate Appraiser 
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Certification 

 

I certify that to the best of my knowledge and belief... 

    

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

• The reported analyses, opinions and conclusions are limited only by the reported General 
Assumptions and Limiting Conditions and, where applicable, the Special Assumptions and 
Limiting Conditions, and are my personal, unbiased professional analyses, opinions, and 
conclusions. 

• I have no present or prospective 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. 

• 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. 

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

• The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 

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

• Jessica H. Williams provided significant professional assistance to the persons signing this report 
unless otherwise stated. 

• This appraisal assignment was not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan.  

• I have complied with the Appraisal Standards of USPAP and the Appraisal Institute in conducting 
the research and analysis, and in formulating the value conclusion(s) contained in this report. 

• As of the date of the report, I have completed the requirements of the continuing education 
program of the Appraisal Institute. 

• I have performed no professional services, as an appraiser 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. 

 
Appraisal Date: November 6, 2017  Report Date: November 22, 2017 

 

       

_________________________________                                                                 

Frank D. Leatherman, Jr., MAI, CCIM 
Certified General Real Estate Appraiser 
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Assumptions and Limiting Conditions 
 
The certifications of the appraisers appearing in this appraisal report are subject to the following 
conditions and to such other specific and limiting conditions as set forth by the appraisers in the report. 
 

1. The appraisers assumed no responsibility for matters of a legal nature affecting the property 
appraised or the title hereto, nor do the appraisers render any opinions as to the title, which is 
assumed to be good and marketable.  The property is appraised as though under reasonable 
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 will not be 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. 

 
4. Any distribution of the valuation in the report between land and improvements applies only 

under the existing program for utilization.  The separate valuations for land and building must 
not be used in conjunction with other appraisals and are invalid if so used. 

 
5. The appraisers assumed that there are no hidden or unapparent conditions of the property, or 

subsoil, which would render the property 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 the report 

were obtained from sources considered reliable and believed to be true and correct.  However, 
no responsibility for accuracy for such items furnished to the appraisers can be assumed by the 
appraisers.  

 
7. Disclosure of the contents of the appraisal report is governed by the by-laws and regulations of 

the professional appraisal organizations with which the appraisers are affiliated and the Uniform 
Standards of Professional Appraisal Practice. 

 
8. Neither all, nor any part of the contents of the report, or copy thereof (including conclusions as 

to the property value, the identity of the appraisers, professional designations, reference to any 
professional appraisal organizations, or the firm with which the appraisers are connected) shall 
be used for any purpose by anyone but the client specified in the report, the borrower if 
appraisal fee paid by same, consultants, professional appraisal organizations, any state or 
federally approved financial institution, any department, agency or instrumentality of the 
United States or any State or District of Columbia, without the previous written consent of the 
appraiser, nor shall it be conveyed by anyone to the public through advertising, public relations, 
news, sales, or other media, without the written consent and approval of the appraisers. 

 
9. In this appraisal assignment, the existence of potentially hazardous material used in the 

construction or maintenance of the improvements, such as the presence of urea-formaldehyde 
foam insulation, asbestos, and/or the existence of toxic waste, which may or may not be present 
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on the property, was not observed by the appraisers; nor do we have any knowledge of the 
existence of such materials on or in the property.  The appraisers are not qualified to detect 
such substances.  The existence of urea-formaldehyde foam insulation or other potentially 
hazardous waste material may have an effect on the value of the property.  We urge the client 
to retain an expert in this field if desired. 
 

10. The appraisers have assumed the property is in conformity with the Americans with Disabilities 
Act of 1992.  This act specifically requires all public buildings (or property) to be in conformity to 
allow accessibility by all disabled American citizens.  The requirements of access are assumed by 
the appraisers to be adequate and we are not experts in such matters and suggest the client 
retain an expert in the field as the cost of conformity if the building (or property) is not in 
compliance may directly affect the value conclusions contained in the appraisal. 
 

11. We have assumed the information regarding the subject is as represented in this report. Any 
deviation from the public record or information provided to the appraisers by the property 
owner as related in this report may affect the value conclusion contained in this report. The size 
of the site was determined by the legal description on file with Wake County.  We recommend 
an ALTA survey prior to any transactions.   

 
12. Our description of the land and/or improvements is based on our visual inspection of the 

property, from which we have drawn conclusions.  No quality, engineering, or engineering 
assumptions should be drawn from this report, other than to assist the reviewer in 
understanding the conclusions.  
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