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January 25, 2020 
 
Town of Cary 
316 N Academy Street 
Cary, North Carolina 27513 
 
Subject: New Lots 1 and 2 from Recombination Plat for Cary Regional 

Library and Parking Deck, Cary, North Carolina 
 
Town of Cary: 
 
In response to your recent request I have prepared this appraisal for the property 
known as New Lots 1 and 2 from Recombination Plat for Cary Regional Library and 
Parking Deck, Cary, North Carolina.   

The subject site includes 2.382 acres (103,729 square feet) of land located on the 
northwest corner of Walnut Street and S Walker Street, in Cary, Wake County, North 
Carolina.  The two proposed lots are being formed as part of a recombination of eight 
parcels around the library and parking deck that were recently completed on this new 
assemblage.  The property is currently owned by Town of Cary.  The New Lots will 
have access to the parking deck as will be discussed more fully in the Conditions 
Covenants and Restrictions (CC&Rs) later in this report.  This property will sometimes 
hereinafter be referred to as the “subject property.” 

The attached report details the scope of the appraisal, level of reporting, definition of 
value, valuation methodology, and pertinent data researched and analyzed in the 
development of this appraisal.  I certify that I have no present or contemplated future 
interest in the property beyond this estimate of value.  Your attention is directed to the 
Limiting Conditions and Assumptions listed later in this report.  Acceptance of this 
report constitutes an agreement with these conditions and assumptions.   

I inspected the property on January 24, 2019.  The purpose of this report is to develop 
an opinion of the value of the property as of January 24, 2020 for asset management.   

The new lots are proposed to be sold subject to extensive CC&Rs that are outlined in 
19 pages that require very specific design and construction specifications that are 
intended to provide a visual “wrap” around the parking deck and with significant 
upgrades over the typical market that will make construction of these required 
buildings more costly than a similar sized building in this area.  The CC&Rs also 
includes a required lot reservation ongoing expense for spaces in the parking deck.  
Another important point is that the CC&Rs have specific requirements on the timing of 
construction that would require development to start regardless of typical market 
timing considerations.  

Richard C. Kirkland, Jr., MAI 
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Town of Cary 
January 25, 2020 
 
 
The CC&Rs outlined above are being assigned to the property as part of the sale 
pursuant to powers Section 11.3 in its Charter and two General Statutes.  Section 
11.3 “Conveyance of real property with restrictions” outlines the power to sale subject 
to restrictions.  Furthermore, the land is being sold as part of a downtown 
development project (160A-458.3) and property sold as part of a downtown 
development project may be sold subject to covenants, conditions, and restrictions for 
the appraised value of the property to be sold (160A-457). 

Considering the value based on a traditional sales comparison approach does not 
work for property subject to significant CC&Rs unless you can find sales that are 
subject to similar CC&Rs.  As the CC&Rs for this site are very specific to this site then 
a land sales comparison approach would necessarily provide an unrealistic value as 
the land being sold does not have the same development rights as similar land in the 
area.  I have therefore shown a traditional sales comparison approach in this report to 
illustrate the value with no restrictions, but I have relied on a land residual valuation 
to determine the value of the site subject to the significant limitations of the CC&Rs. 

This report reaches the following conclusion as to the fee simple value of the property 
identified above, as of the date of appraisal: 

    New Lot 1 New Lot 2 
 Market Value with CC&R Impact  $150,000 $720,000 
 

Kirkland Appraisals’ client for this report is the Town of Cary represented to me by Mr. 
John Cooke with Womble Bond Dickinson.  This report and its contents are intended 
for this client’s use only and Kirkland Appraisals takes no responsibility for its 
unauthorized use.  This letter must remain attached to the report in order for the 
value opinion expressed above to remain valid.   

This report is subject to the Uniform Standards of Professional Appraisal Practice 
(USPAP) adopted by the Appraisal Standards Board of the Appraisal Foundation.  It is 
also subject to the Code of Professional Ethics of the Appraisal Institute and it 
complies with the requirements of the State of North Carolina for State Certified 
General Appraisers.   

The opinion of value reported in this document was developed based on a scope of 
work as specified in the Scope of Work section of this report. 

This document is an Appraisal Report prepared in accordance with USPAP.  As such, 
this report presents only minimal discussions of the data, reasoning, and analyses 
that were used in the appraisal process to develop the opinion of value.  Supporting 
documentation concerning the data, reasoning, and analyses is retained in the 
Kirkland Appraisals file for this assignment.  

This report is subject to the certification, definitions, and assumptions and limiting 
conditions set forth herein.   



Town of Cary 
January 25, 2020 
 
 
If you have any questions, please call and I will be glad to discuss the report with you. 

Sincerely, 

  
Richard C. Kirkland, Jr., MAI  
State Certified General Appraiser  
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PROPERTY SUMMARY 

Property Identification:    
 
 Location: Northwest corner of Walnut Street and S 

Walker Street, in Cary, Wake County, North 
Carolina 

 
 Ownership: Town of Cary 
 

 
 
Site Data:    
 
 Land Area:  

Lot Tax Card Survey Survey
# PIN Parcel ID Address Acres Acres SF
1 0763.07-59-3847 469488 105 Walnut 0.820 0.821 35,751
2 0764.19-50-4183 469489 352 S Walker 1.560 1.561 67,978

2.380 2.382 103,729  
 

 Utilities Available: All available 
 
 Zoning: Town Center with High Intensity Mixed Use 

(HMXD) Subdistrict (by Cary) 
 
 FEMA Floodplain Panel: 3720076400J (eff 5/2/2006) 
 
County Data:    
 
Deed Book-Page: 14824-2511 (June 29, 2012) 
   (Wake County Registry) 
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APPRAISAL SUMMARY 

Assignment:    
 
 Effective Date of Appraisal: January 24, 2020 
 
 Client for this Appraisal: Town of Cary 
 
 Other Intended User(s): None 
 
 Indicated Use of Appraisal: Asset management 
 
 Property Rights Appraised: Fee simple 
 
Highest and Best Use:    
 
 As Vacant: Commercial 
 
Final Opinion of Market Value:    
 
I conclude that the value of the subject property as of the date of appraisal is: 

    New Lot 1 New Lot 2 
 Market Value with CC&R Impact  $150,000 $720,000 
 
The new lots are proposed to be sold subject to extensive CC&Rs that are outlined in 
19 pages that require very specific design and construction specifications that are 
intended to provide a visual “wrap” around the parking deck and with significant 
upgrades over the typical market that will make construction of these required 
buildings more costly than a similar sized building in this area.  The CC&Rs also 
includes a required lot reservation ongoing expense for spaces in the parking deck.  
Another important point is that the CC&Rs have specific requirements on the timing of 
construction that would require development to start regardless of typical market 
timing considerations. 

Considering the value based on a traditional sales comparison approach does not 
work for property subject to significant CC&Rs unless you can find sales that are 
subject to similar CC&Rs.  As the CC&Rs for this site are very specific to this site then 
a land sales comparison approach would necessarily provide an unrealistic value as 
the land being sold does not have the same development rights as similar land in the 
area.  I have therefore shown a traditional sales comparison approach in this report to 
illustrate the value with no restrictions, but I have relied on a land residual valuation 
to determine the value of the site subject to the significant limitations of the CC&Rs. 
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APPRAISAL SPECIFICS 

INTENDED USE 

This appraisal report is prepared for the sole and exclusive use of Town of Cary to 
assist with the asset management.  No third parties are authorized to rely upon this 
report without the express written consent of the appraiser.   

The date of the appraisal is January 24, 2020.   

DEFINITION OF MARKET VALUE 

The analysis presented in this report is an estimate of "market value."  The Appraisal 
Institute offers the following economic definition of market value as stated in The 
Appraisal of Real Estate 13th Edition page 23. 

Market value is the most probable price, as of a specified date, in cash, 
or in terms equivalent to cash, or in other precisely revealed terms, for 
which the specified property rights should sell after reasonable exposure 
in a competitive market under all conditions requisite to a fair sale, with 
the buyer and seller each acting prudently, knowledgeably, and for self-
interest, and assuming that neither is under undue duress.  

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: 

 buyer and seller are typically motivated; 

 both parties are well informed or well advised, and acting in what they consider 
their own best interests; 

 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 concessions granted by anyone associated 
with the sale. 

The opinion of value stated in this report presumes that the property has been 
exposed to the market prior to the date of appraisal for an adequate, sufficient and 
reasonable time and with adequate, sufficient and reasonable effort.  The exposure 
time for this property is discussed in the “Marketing Period and Exposure Time” 
section near the end of this report.  

The Interagency Appraisal and Evaluation Guidelines also require an “As-Is” market 
value for any appraisal that will be handled by the US Banking system as regulated by 
federal agencies.  The “As-Is” market value is defined as “the estimate of the market 
value of real property in its current physical condition, use and zoning as of the 
appraisal’s effective date.” 
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COMPETENCY OF THE APPRAISER 

The appraiser’s specific qualifications are included within the Addenda to the report.  
These qualifications serve as evidence of my competence for the completion of this 
appraisal assignment in compliance with the competency provision contained within 
the Uniform Standards of Professional Appraisal Practice, as promulgated by the 
Appraisal Standards Board of the Appraisal Foundation.  The appraiser’s knowledge 
and experience, combined with his professional qualifications, are commensurate with 
the complexity of this assignment, based on the following: 
 
 Professional experience 

 Educational background and training 

 Business, professional, academic affiliations and activities 

SALES HISTORY 

The following is a summary of the recent transfers or other recorded documents 
regarding the property.  All recorded documents are in the Wake County Registry.  
This information is based on a search of the public record, although it is not a 
complete title search of the property.  I searched the history of the property for at least 
five years prior to the date of appraisal.   

1. Document Type: General warranty deed 
 Date of Document: June 29, 2012 
 Date Recorded: June 29, 2012 
 Grantor: Jane G. Fairbetter, Widow 
 Grantee: Town of Cary 
 Deed Book-Page: 14824/2511 
 Property Transferred: Parcel 0763592869 - part of parent assemblage 
 Revenue Stamps: $4,000 
 Indicated Price: $2,000,000  
 Remarks: None 
 
Additional deeds related to the parent assemblage are included in the addenda. 
 
Additional Recorded Items 
Restrictive Covenants None 
Other Encumbrances None noted 
Survey See survey of assemblage in the addenda 
Leases  None identified 
 

CURRENT LISTING/PENDING CONTRACTS 

No current listings, options or agreements of sale of the subject property were 
discovered in the course of this analysis.  It is my understanding that these lots may 
be sold but I found no information about any current asking prices on these lots. 
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SCOPE OF APPRAISAL 

The extent of this appraisal is to correctly employ the most appropriate and 
recognizable techniques that are necessary to produce a credible appraisal; and to 
communicate each analysis, opinion, and conclusion in a manner that is not 
misleading.  According to the Uniform Standards of Professional Practice (USPAP), it is 
the appraiser’s responsibility to determine the appropriate scope of work.  USPAP 
defines the scope of work as: 
The amount and type of information researched and the analysis applied in an 
assignment.  Scope of work includes, but is not limited, to the following: 
 

The degree to which the property is inspected or identified; 
The extent of research into physical or economic factors that could affect the 
property; 
The extent of data research; and 
The type and extent of analysis applied to arrive at opinions or conclusions. 
 

Scope of Work:    
 

Client: Town of Cary 

Intended Users: No other noted intended users 

Intended Use: Asset management 

Property Type: Vacant land 

Conditions: None 

Inspection Date: January 24, 2019 

Inspection Type: Exterior 

Data Research: Researched the public record and municipal publications for 
information regarding the property. 

Ms. Donna Lunsford with the Town of Cary provided 
information on the property including a survey. 

Researched information on comparable land sales, 
construction costs, building sales, rental rates, rent expenses, 
and overall capitalization rates. 

Physical Factors: Land area determined from the survey. 

Property Rights:  The various interests in the property are defined as follows: 

 Fee simple is an absolute fee without limitation to any particular 
class of heirs or restrictions, but subject to the limitations of 
eminent domain, escheat, police power, and taxation. 

 Leased fee is an ownership interest held by a landlord with the 
rights of use and occupancy conveyed by lease to others.   
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 Leasehold estate is the lessee's, or tenant's estate and is the right 
to use and occupy real estate for a stated term under the 
conditions conveyed in a lease.   

The property rights appraised in this report are the: Fee simple 
interest.  This fee simple interest is somewhat modified by the 
proposed CC&Rs. 

Analysis: Sales Comparison Approach:  This approach is applicable, 
necessary and has been fully developed for the land value. 

 Cost Approach:  I have considered a cost approach for the 
property as proposed to be developed.  Deducting the cost from 
the indicated value as complete allows for an analysis of what 
value the land can support with the proposed CCRs that 
requires this specific construction on this site. 

 Income Approach:  I have considered and income analysis for 
the property as proposed for the property as complete and as 
stabilized.  I have used this in conjunction with the projected 
cost of the project to derive an indication of what value the 
land can support. 

LIMITING CONDITIONS AND ASSUMPTIONS 

Acceptance of and/or use of this report constitutes acceptance of the following limiting 
conditions and assumptions; these can only be modified by written documents 
executed by both parties. 

 The basic limitation of this and any appraisal is that the appraisal is an opinion of value, 
and is, therefore, not a guarantee that the property would sell at exactly the appraised 
value.  The market price may differ from the market value, depending upon the motivation 
and knowledge of the buyer and/or seller, and may, therefore, be higher or lower than the 
market value.  The market value, as defined herein, is an opinion of the probable price that 
is obtainable in a market free of abnormal influences. 

 I do not assume any responsibility for the legal description provided or for matters 
pertaining to legal or title considerations.  I assume that the title to the property is good 
and marketable unless otherwise stated. 

 I am appraising the property as though free and clear of any and all liens or encumbrances 
unless otherwise stated. 

 I assume that the property is under responsible ownership and competent property 
management. 

 I believe the information furnished by others is reliable, but I give no warranty for its 
accuracy. 

 I have made no survey or engineering study of the property and assume no responsibility 
for such matters.  All engineering studies prepared by others are assumed to be correct.  
The plot plans, surveys, sketches and any other illustrative material in this report are 
included only to help the reader visualize the property.  The illustrative material should not 
be considered to be scaled accurately for size.   
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 I assume that there are no hidden or unapparent conditions of the property, subsoil, or 
structures that render it more or less valuable.  I take no responsibility for such conditions 
or for obtaining the engineering studies that may be required to discover them. 

 I assume that the property is in full compliance with all applicable federal, state, and local 
laws, including environmental regulations, unless the lack of compliance is stated, 
described, and considered in this appraisal report. 

 I assume that the property conforms to all applicable zoning and use regulations and 
restrictions unless nonconformity has been identified, described and considered in this 
appraisal report. 

 I assume that all required licenses, certificates of occupancy, consents, and other legislative 
or administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value 
estimate contained in this report is based. 

 I assume that the use of the land and improvements is confined within the boundaries or 
property lines of the property described and that there is no encroachment or trespass 
unless noted in this report. 

 I am not qualified to detect the presence of floodplain or wetlands.  Any information 
presented in this report related to these characteristics is for this analysis only.  The 
presence of floodplain or wetlands may affect the value of the property.  If the presence of 
floodplain or wetlands is suspected the property owner would be advised to seek 
professional engineering assistance.   

 For this appraisal, I assume that no hazardous substances or conditions are present in or 
on the property.  Such substances or conditions could include but are not limited to 
asbestos, urea-formaldehyde foam insulation, polychlorinated biphenyls (PCBs), petroleum 
leakage or underground storage tanks, electromagnetic fields, or agricultural chemicals.  I 
have no knowledge of any such materials or conditions unless otherwise stated.  I make no 
claim of technical knowledge with regard to testing for or identifying such hazardous 
materials or conditions.   The presence of such materials, substances or conditions could 
affect the value of the property.  However, the values estimated in this report are predicated 
on the assumption that there are no such materials or conditions in, on or in close enough 
proximity to the property to cause a loss in value.  The client is urged to retain an expert in 
this field, if desired. 

 Unless otherwise stated in this report the subject property is appraised without a specific 
compliance survey having been conducted to determine if the property is or is not in 
conformance with the requirements of the Americans with Disabilities Act (effective 
1/26/92).  The presence of architectural and/or communications barriers that are 
structural in nature that would restrict access by disabled individuals may adversely affect 
the property's value, marketability, or utility.   

 Any allocation of the total value estimated in this report between the land and the 
improvements applies only under the stated program of utilization.  The separate values 
allocated to the land and buildings must not be used in conjunction with any other 
appraisal and are invalid if so used. 

 Possession of this report, or a copy thereof, does not carry with it the right of publication. 

 I have no obligation, by reason of this appraisal, to give further consultation or testimony or 
to be in attendance in court with reference to the property in question unless further 
arrangements have been made regarding compensation to Kirkland Appraisals, LLC. 
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 Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser, or the firm with which the appraiser is connected) shall 
be disseminated to the public through advertising, public relations, news, sales, or other 
media without the prior written consent and approval of Kirkland Appraisals, LLC, and 
then only with proper qualifications. 

 Any value estimates provided in this report apply to the entire property, and any proration 
or division of the total into fractional interests will invalidate the value estimate, unless 
such proration or division of interests has been set forth in the report. 

 Any income and expenses estimated in this report are for the purposes of this analysis only 
and should not be considered predictions of future operating results.   

 This report is not intended to include an estimate of any personal property contained in or 
on the property, unless otherwise stated.  

 This report is subject to the Code of Professional Ethics of the Appraisal Institute and 
complies with the requirements of the State of North Carolina for State Certified General 
Appraisers.  This report is subject to the certification, definitions, and assumptions and 
limiting conditions set forth herein. 

 The analyses, opinions and conclusions were developed based on, and this report has been 
prepared in conformance with, our interpretation of the guidelines and recommendations 
set forth in the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 
(FIRREA). 

 This report assumes the CC&Rs will be binding on the property as presented in the 
documents provided to me and included in my file.  
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REGIONAL ANALYSIS 

 

INTRODUCTION 

The economic vitality of the area surrounding the subject property is an important 
consideration in establishing historical trends in the regional real estate market, 
future demand/supply for selected types of real estate and cash flow potential.  The 
regional analysis generally focuses on the social, economic, governmental, and 
environmental forces that affect real estate.  All general data are ultimately understood 
in terms of its effect on the economic climate in which property transactions occur. 

DEFINITION OF REGION 

The subject is located within the Raleigh-Durham DMA.  Accordingly, its Market Value 
is influenced by the social, economic, governmental and environmental characteristics 
of this DMA.   

The DMA is often referred to as the “Triangle” with each point being one of the major 
local cities of Raleigh, Durham and Chapel Hill.  The three cities have established 
themselves as separate entities with different appeals for businesses and residents.  
Raleigh, the state capitol and the second largest city in North Carolina, has 
established itself as a center of business, education and commerce for the Mid-Atlantic 
Region of the United States.  Durham is recognized as a center for international 
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business and medical research with the development of the Research Triangle Park.  
Chapel Hill is recognized for its education, medical and biological research and upper 
income lifestyle.   

Raleigh is located in Wake County, Durham in Durham County, and Chapel Hill is in 
Orange County.  Wake County has experienced a sustained high level of growth in 
population, employment and most types of developed real estate, while similar growth 
in Durham has been conspicuously more moderate.  Orange County has historically 
controlled growth to the point of constraint with plan approvals taking longer, but this 
constraint on supply means demand for most uses typically runs high. 

Because the Triangle comprises such three diverse cities, the area has continued to 
experience significant population growth and has shown resiliency to economic 
downturns.   

 



15 
 

Kirkland Appraisals New Lots 1 and 2 at Cary Regional Library, Cary, NC 
 
 

GEOGRAPHICAL INFLUENCES 

The Triangle is located in the Piedmont of North Carolina centrally located between the 
Appalachian Mountains and the Outer Banks beaches.  The weather is defined as 
moderate.  The area's average annual rainfall is 44.7 inches per year with an 
inconsistent annual snowfall of less than 2 inches per year. The average low 
temperature is 47 degrees and the average high temperature is 73 degrees. The area 
enjoys a long spring, summer and fall season with relatively short winters. Highs can 
reach into the 90's during the peak of the summer and around freezing during the 
winter months. 

Transportation:  Accessibility to and within the metropolitan area is provided by a 
variety of transportation choices.  The Triangle is located near the confluence of two 
major interstate highways: Interstates 85 and 40.  These major transportation routes 
are augmented with numerous other major highways, providing good market 
accessibility to the Midwest and Sunbelt regions. 

Triangle roadway officials and related state agencies have an aggressive development 
and maintenance program that facilitates well-maintained roadways and allows for a 
generally constant flow of traffic.  The most substantial recent development is the 
ongoing Raleigh Outer Loop (Interstate 540).  Currently I540 runs from US 64 Bypass 
counter clockwise around Wake County to NC Highway 55 at Apex/Holly Springs.  The 
southern link is still proposed. 

Raleigh Durham International Airport (RDU) provides commercial air transportation 
for the Triangle.  RDU is the second largest airport in North Carolina and is served by 
10 major passenger airlines.  The RDU Airport Authority has been working on capital 
improvements to dramatically enlarge and currently has two terminals with 28 gates. 

SOCIAL INFLUENCES 

Social forces are primarily those forces that are exerted by the demographic 
characteristics of the market area.  These include population density, employment 
status, quality of education, availability of health care and the overall quality of life 
that can be found within the region. 

Population:  The continued strength of the Triangle economy, coupled with the 
establishment of the region as a center for business and industry has positively 
impacted the demographic trends of the region.  Population growth trends influence 
employment growth, income levels and retail sales.  The following table is a summary 
of population growth within the region, compared to the state and United States. 
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The Raleigh-Durham-Chapel Hill DMA has experienced a compound annual rate of 
growth of 1.48 percent from 2010 to 2017 and is projected at 1.40 percent of growth 
from 2017 to 2022.  A steady growth rate, such as that in the population of the DMA, 
is typically considered to be a positive influence for commercial real estate, since 
population growth influences the development of new projects within a market.  The 
DMA has experienced a significantly higher growth rate than the state of North 
Carolina and the United States. 

Education:  Public education in the region is superior to the majority of the state of 
North Carolina.  The quality of life in the Triangle region is enriched by the presence of 
several colleges and universities.  The most notable educational opportunities in the 
region include the University of North Carolina at Chapel Hill, North Carolina State 
University, and Duke University; with two of the most renowned medical schools in 
the southeast. 

ECONOMIC INFLUENCES 

According to The Appraisal of Real Estate, Twelfth Edition, economic influences “relate 
to the financial capacity of a market area’s occupants and their ability to rent or own a 
property, to maintain it in an attractive and desirable condition and to renovate it or 
rehabilitate it when needed.”  In order to determine the economic condition of the 
region, we have researched items such as median household income, home ownership, 
unemployment, and employment by industry. 

One of the primary demographics that indicates the strength or weakness of a regional 
economy and the demand for commercial real estate is the median household income.  
Typically, a market with a higher median household income is an indication of 
economic vitality and the standard of living within that region.  The following table is a 
summary of the median household income levels within the DMA, North Carolina and 
the United States. 

 

The Triangle DMA has experienced a steady growth in the median household income 
from with higher growth rates than both the state and the U.S. as a whole.  The 
annual growth rate for the DMA is projected to be 2.40 percent from 2017-2022. 

The Triangle ranks as one of the more affluent metropolitan areas in the state.  The 
high concentration of white-collar jobs found in the area, and the strong economic 
growth experienced throughout most of the recent past, has led to a higher standard 
of living in the MSA than in most other U.S. urban areas.  One relative measure of 
affluence is the average household Effective Buying Income (EBI), used by Claritas, 
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Inc. for metropolitan areas throughout the nation.  The 2017 estimate reported that 
the Triangle had a median household EBI of $53,127.   

Employment:  The Triangle has historically experienced relative stability in terms of 
employment and there are several factors that drive this stability.  First, there are 
three state universities in the region that have a large employment base that is less 
affected during economic slow downs than other employment sectors.  Next, Raleigh, 
the state capital, is located within the Raleigh-Cary DMA, and there are a large 
number of people employed through various government agencies.  Finally, the 
Research Triangle Park has a diversified workforce that includes domestic and 
international companies.  The following table is a summary of the employment status 
for the local population.  

 

 

Employment within the Raleigh/Durham/Chapel Hill area is complex and diversified 
with a wide range of employment sectors including services, governmental, trade, and 
manufacturing being among the more significant industries.  Employment growth 
throughout the MSA has outpaced the U.S. economy over the past two decades.  Most 
economic declines within the DMA occurred during times of national recession.  
Unemployment in the DMA has historically been below the state and national 
averages. 

Although, the Triangle is well known for its technology industries and business, the 
table above shows a workforce that is highly diversified and the employers come from 
several different sectors, including retail and health care.  This broad based 
employment has encouraged more than 150 companies to establish their company 
headquarters in the region. 
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CONCLUSION 

With a broad range of social and economic assets, the Triangle DMA is well positioned 
to be among the most affluent and successful DMAs in the nation.  The high quality of 
life established by its government and citizens, the desirability of its temperate climate 
and appealing scenery, the strong diversity in culture, the successful transition from 
an agricultural based economy to a leader in high technology, research and 
development, and the distinguished concentration of quality higher education centers 
have combined to create a climate appealing to a wide variety of national and 
international businesses.  This diverse workforce, along with steady population growth 
has shown great resiliency during economic downturns.  Since the national economic 
downturn of 2008 the local market showed strong growth due to capital investment in 
both the public and private sectors in the technology industries.   Development in 
2018 and 2019 was strong in most areas and Cary has been experiencing strong 
commercial growth with significant activity in the downtown area.         
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NEIGHBORHOOD LOCATION MAP 

 

 
 
 

NEIGHBORHOOD DESCRIPTION 

A neighborhood is a separately identifiable, cohesive area within a community with 
some interests shared by occupants.  Most neighborhoods have recognizable natural 
or man-made boundaries.  While physical boundaries are stipulated in order to define 
the neighborhood, they are often less significant than other boundaries of influence.  A 
neighborhood may be further defined as a grouping of complimentary uses affected in 
a similar manner by social, economic, governmental, and/or environmental factors.  In 
addition to physical boundaries, a neighborhood may be delineated by perceptible 
changes in land use and the architectural style and condition of the area 
improvements.  Finally every neighborhood is subject to influence by the greater, 
abutting or surrounding community, or metropolitan area. 
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Jurisdiction: Cary 
Corporate Limits: Cary 
Township: Cary 
Land Use Plan Document: Cary Future Growth Framework 
Land Use Plan Category: Downtown 
 

 

 
 
 
Neighborhood Boundaries 
North:  NC Highway 54 
South:  Walnut Street 
East:   S Walker Street 
West:   W Chatham Street 
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Surrounding Uses 
The immediate market area is characterized by commercial uses along S. Academy 
Street and Chatham Street with mostly residential uses along the other 
neighborhoods.  The Downtown Cary area is transitioning to new uses with many 
properties being assembled for future commercial, mixed use, or higher density 
residential development. 

The Town of Cary has focused a great deal of revitalization efforts including the Cary 
Arts Center, Cary Park, and Cary Regional Library.  

Neighborhood Conclusion 

The trend for the neighborhood is very positive with continued growth anticipated for 
the coming years. 
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PROPERTY DESCRIPTION 

AERIAL MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

SITE DESCRIPTION 

Site Size: 

Lot Tax Card Survey Survey
# PIN Parcel ID Address Acres Acres SF
1 0763.07-59-3847 469488 105 Walnut 0.820 0.821 35,751
2 0764.19-50-4183 469489 352 S Walker 1.560 1.561 67,978

2.380 2.382 103,729  
 

Site Shape: New Lot 1 is a rectangular parcel while New Lot 2 is "L" 
shaped 

 
Road Frontage/Access: New Lot 1 has good frontage along Walnut Street, while 

New Lot 2 has frontage along S. Walker Street and the 
corner with Walnut Street 

 
Tree Cover: Mostly cleared 
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Site Topography: Gentle 
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Flood Zone:  
 FEMA Panel #  3720076400J (eff 5/2/2006) 
 FEMA Category None 
 FEMA Flood % 0% 
 NOTE:   This is not intended as a flood certification 
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Soils:   
 Soils Types: Appling and Cecil 
 Flood Hazard Soils: N/A 
 Flood Soils %: N/A% 
 Flood Soils Location: N/A 
 Notes: None 
 

 
 
Utilities:  
 Municipal Water: Available 
 Municipal Sewer: Available 
 Electricity: Available 
 Telephone: Available 
 
Adjacent Uses: Cary Arts Center, Residential 
 
Easements/Encroachments: I did not do a title search for easements on the subject 

property.  The survey shows that Lot 1 will have a 
Sanitary Sewer Easement in the middle along Walnut 
Street as well as a 30-foot access and utility easement 
near the western end of the property.  There is also a 
sidewalk easement along Walnut Street.  The survey 
shows that Lot 2 will have a sidewalk easement along 
Walnut Street, a signal easement at the corner of S 
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Walker Street and Walnut Street, and a 42-foot wide 
access easement. 

   
Environmental Hazards: I am not an expert in that field and I have been provided 

with no certification or environmental report on this 
property.  This report assumes that there are no 
hazardous substances, toxic wastes, pollutants, or 
contaminates.   

 
Nearby Nuisances/Hazards: None noted 
 
Zoning: 
 Zoning District: Town Center with High Intensity Mixed Use (HMXD) 

Subdistrict 
 Zoning Jurisdiction: Cary 
 Highest Permitted Use: High intensity mixed use 
 Likelihood of Rezoning: Recently rezoned to TC - HMXD (parts) and unlikely to 

be rezoned at this time 
 Zoning Conformance: Yes 
 Note: None 
 

 
 



27 
 

Kirkland Appraisals New Lots 1 and 2 at Cary Regional Library, Cary, NC 
 
 

SUMMARY 

The subject site is well located and the physical characteristics are well suited to 
commercial retail and multifamily development.  The subject property will have 
parking requirements covered by the adjacent parking deck, which allows for a higher 
density of development on the subject lots than similar lots, but will also have an 
ongoing reservation cost. 
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PHOTOGRAPHS 

 
 
 
 
 
 
 
 
 
 

New Lot 1 facing west 
Along Walnut Street 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

New Lot 2 facing northeast 
From Walnut Street 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed parking deck under 
Construction 

Facing northwest 
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PHOTOGRAPHS 

 
 
 
 
 
 
 
 
 
 

Walnut Street facing west 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Walnut Street facing east 
 
 
 
 
 
 
 
 
 
 
 
 

S. Walker Street facing north 
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PROPOSED COVENANTS, CONDITIONS & RESTRICTIONS 
(CC&RS) 

The Town of Cary is placing Covenants, Conditions & Restrictions (CC&Rs) that are 
outlined in 19 pages that require very specific design and construction specifications 
that are intended to provide a visual “wrap” around the parking deck and with 
significant upgrades over the typical market that will make construction of these 
required buildings more costly than a similar sized building in this area.  The CC&Rs 
also includes a required lot reservation ongoing expense for spaces in the parking 
deck.  Another important point is that the CC&Rs have specific requirements on the 
timing of construction that would require development to start regardless of typical 
market timing considerations. 

The potential improvements are to be developed as two buildings.  Building One is to 
be located on New Lot 1 and will include 101,900 square feet in five floors.  This will 
primarily be office space with some retail on the first floor and a restaurant on the fifth 
floor. 

Building Two is to be located on New Lot 2.  It is currently known as Academy Park 
Residential and will include 153 apartment units and 162,308 square feet of gross 
building area in a six floors.  The unit mix will include 10 studio apartments, 77 one 
bedroom units, 46 two bedroom units, and 20 three bedroom units.  The building will 
also include 22,000 s.f. of retail space along the eastern side of the property fronting 
on the park.  The building will also include a pool and courtyard near the retail 
section. 

The mix of units and related sizes is presented below. 

 

Floorplans for each building are included in the addenda of this report. 

An additional requirement for the purchase of the site is an agreement to pay for a 
reservation for 250 parking spaces within the parking deck for use with these two 
buildings that would start at $75/month for 250 parking spaces.  I have assigned 160 
of those spaces to the residential building and 90 of those spaces to the commercial 
building based on conversations with John Cooke.  The office and retail uses would 
benefit from the parking deck being open to the public for general use.  This saves the 
property from having to develop independent parking, but effectively charges a 
premium for the use of the existing spaces.  The parking reservation expense can’t go 
up more than 5% over the next 10 years. 
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These proposed restrictions limit the property to a specific structure with specific 
layout, specific unit mix, specific building height, all of which removes flexibility for 
the site and thereby increases the risk.  The proposed building is larger, taller, and 
higher quality upfit than other structures in the Downtown Cary area.  The large size 
increases the potential lease up period, while the higher quality means the project will 
have to push for higher rents.  Further, the CC&Rs require the builder to start 
construction within a specified time period which separtes that decision from typical 
market factors.   

All of these factors increase the risk associated with this project and means that there 
needs to be more/larger buffers in the plan to accommodate that risk.  As 
construction costs remain constant regarless of the risk, the only area where the risk 
can be assigned is to the land price.  It is for this reason that I have considered a land 
residual analysis in this report as well as a land sales comparison approach.  The land 
sales comparison approach does not account for the risks associated with this site 
when coupled with the deed restrictions.   
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Conceptual Image of Building One 

 

Conceptual Image of Building Two. 
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ASSESSMENT & TAXES 

Identification 
Lot Tax Card Survey Survey Calc Assessed

# PIN Parcel ID Address Acres Acres SF Acres Value $/SF
1 0763.07-59-3847 469488 105 Walnut 0.820 0.821 35,751 0.821 $796,534 $22.28
2 0764.19-50-4183 469489 352 S Walker 1.560 1.561 67,978 1.561 $1,515,374 $22.29

2.380 2.382 103,729 2.382 $2,311,908 $22.29  
 

Both parcels were recently recombined from portions of several other lots.  The 
assessment noted above is based on the current 2020 reassessment.  However, the tax 
rates for 2020 have not been set and assuming that no increase in net revenue is 
intended, the tax rate for the area is likely to come down given the significant 
increases in property value.  Where it actually will be has not yet been determined, but 
in order to consider the effective tax rate for the property from 2019 to establish a 
baseline tax estimate for these parcels I have considered the following set of tax 
comparables based on similar nearby lots and the 2019 tax assessed values.  I have 
then applied those rates to the 2019 tax rates to derive an estimated tax on these 
properties.  This estimate could be higher or lower than the actual tax on the property 
once the 2020 tax rates are established. 
 

Tax Comparables - Land

REID Acres Assessed $/AC $/SF
627 0.39 $238,512 $611,569 $14.04

37628 0.46 $281,334 $611,596 $14.04

65566 0.46 $281,334 $611,596 $14.04

Average 0.4367 $611,587 $14.04  
 

Based on the comparables, I conclude that the likely tax assessed value of the subject 
sites for 2019 would have been $14.04 per square foot or $1,456,355 for both parcels.  

 
Applying that rate to the 2019 tax rate yields the following estimated tax expense for 

these parcels. 
 

Lot Tax Card Survey Survey 2019 Tax 2019  Est.
# PIN Parcel ID Address Acres Acres SF Assess. Est. Tax
1 0763.07-59-3847 469488 105 Walnut 0.820 0.821 35,751 $501,944 $5,374.31
2 0764.19-50-4183 469489 352 S Walker 1.560 1.561 67,978 $954,411 $10,218.88

2.380 2.382 103,729 $1,456,355 $15,593.19  
 

The future tax value of the buildings becomes more problematic to estimate given the 
interlinkage with the parking deck and the lack of similar properties in the area for 
comparison.  I have instead considered a % of the EGI for the estimated tax impact 
later in this report for the property as proposed to be improved. 
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Tax Rates 
Wake County $0.7207 
Cary  $0.3500 
Total  $1.0707  (per $100 of assessed value) 
 
TAX RATE TRENDS 
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HIGHEST & BEST USE 

A fundamental step in estimating the value of the subject property is making a 
determination as to its highest and best use.  The 11th Edition, Page 297 of The 
Dictionary of Real Estate Appraisal defines highest and best use as follows: 

Highest and Best Use is the reasonably probable and legal use of vacant 
land or 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 profitability. 
 
 Legal Permissibility Uses that the present public and private restrictions (e.g. 

zoning regulations and deed restrictions) permit 

 Physical Possibility Uses that are physically possible, considering the physical 
characteristics of the site such as size, shape, contour, location, access/visibility, 
and availability of utilities 

 Financial Feasibility Uses from among the possible and permissible uses that 
will provide a net positive return to the site 

 Maximal Productivity The uses that produces the highest price or value 
consistent with the rate of return warranted by the market 

Highest and best use must be determined separately for the land or site as though 
vacant and available for development, and for the property as currently improved.   

ANALYSIS – AS THOUGH VACANT 

LEGAL PERMISSIBILITY 

As stated in the site description of this report, the subject property is zoned Town 
Center with High Intensity Mixed Use (HMXD) Subdistrict.  The land use plan calls for 
the area to support uses similar to HMXD.   

The subject lots will be subject to restrictions that will require the development of 
buildings substantially as depicted in the addenda of this report.  This includes the 
upgraded exterior enhancements as well as the size, scope and mix of uses of the 
project.  These legal requirements lock the property in to one specific use that would 
have to be developed regardless of changes in the market.  These limitations include a 
reservation expense on 250 parking spaces within the adjoining parking deck.  It 
effectively impacts the indication of land value either as an ongoing expense that will 
diminish the value by the income approach.   As the cost remains fixed, this impact 
must be attributed to the land which is where that limitation comes from. 

Furthermore, the project as part of an assembled mixed use development will have 
different setback requirements as shown in the site plan from standalone land sales in 
the downtown Cary area. 
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Based on the legal permissibility I believe the best use of the site as though vacant 
would be for a mixed use development substantially as presented earlier in this report 
as required by the proposed deed restrictions. 

PHYSICAL POSSIBILITY 

The subject property consists of 2.382 acres of land located on the northwest corner of 
Walnut Street and S Walker Street.  The subject market area is considered good.  The 
most important influence on growth in this market area is the proximity to the new 
library, Cary Arts Center, and Downtown Cary.   

The subject site is New Lot 1 is a rectangular parcel while New Lot 2 is "L" shaped in 
shape.  New Lot 1 has good frontage along Walnut Street, while New Lot 2 has frontage 
along S. Walker Street and the corner with Walnut Street.  All public utilities are 
available.  Topography is gentle.  Floodplain is not a limiting factor. 

Based on the physical possibility of the site, I believe the subject property is 
adequately suited for commercial or mixed use development.  Given that there is only 
one legally permissible use and it is physically possible as shown in the site plans, I 
conclude that the development shown earlier in this report is supported. 

FINANCIAL FEASIBILITY 

There is good demand for commercial, office and apartment uses in the market area, 
the parking deck and library will make the site a destination area not just for that 
location, but for foot traffic around Downtown Cary and the Cary Arts Center.  Retail 
uses at this site would benefit from that foot traffic first and would be a great location 
for restaurants, coffee shops, small retail boutiques and similar uses.  Therefore, the 
financial feasibility of the site as a mixed use development supports my conclusions 
for legal permissibility and physical possibility. 

MAXIMAL PRODUCTIVITY 

Based on the physical possibility, legal permissibility and the financial feasibility, I 
believe a mixed use development as outlined earlier in this report would be the highest 
and best use of the subject site as though vacant. 
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LAND VALUE 

Land value by comparison is an appraisal technique in which the land value estimate 
is predicated upon prices paid in actual market transactions and current listings of 
similar tracts of land.  The subject property’s land value was determined by the sales 
comparison approach.  I have researched and analyzed a number of comparables for 
analysis.  These comparables are detailed on the following pages, followed by a 
location map, analysis grid, analysis narrative and value conclusion. 

Since this is an appraisal of a vacant parcel of land, the land value by comparison 
approach will be the only approach used, and all the sales will be vacant parcels of 
land.  The income, building sales comparison and cost approaches are not typically 
applicable to vacant parcels of land where adequate comparable sales of vacant 
parcels are available.   

I have compared each of these sales to the subject site, making adjustments to the 
sales prices for differences in such items as time, location, size and zoning.  A chart 
summarizing the adjustments is included following the sales information.  The 
adjustments are positive where the sale property is considered inferior to the subject 
site, and negative where considered superior. 

From the summary and adjustment chart presented below the range of sales prices 
before and after adjustments is summarized as follows:  

COMPARABLE LAND SALES SUMMARY TABLE 
 
No. Location Sale Date Price Size 

in SF 
Price/ 

SF 
1.  149 East Chatham Street 

and 130 East Cedar Street 
12/21/2018 $850,000 23,958 $35.48 

2.  113 - 119 E Park Street 09/18/2018 $1,692,000 89,298 $18.95 
3.  400 East Chatham Street 05/18/2018 $485,000 17,424 $27.84 
4.  272 West Chatham Street 08/14/2017 $295,000 18,731 $15.75 
5.  220 West Chatham Street 08/01/2016 $1,200,000 49,223 $24.38 
6.  312 East Chatham Street 06/24/2016 $1,000,000 57,935 $17.26 
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Land Sale No. 1 

 
 

 

 
Property Identification  
Record ID 4067 
Property Type Mixed Use 
Address 149 East Chatham Street and 130 East Cedar Street, Cary, Wake 

County, North Carolina 
Location North side of East Chatham Street and east and west side of 

Roger Alley and south side of East Cedar Street 
Tax ID 60972 and 60974 
  
Sale Data  
Grantor James Rogers and Barbara Rogers 
Grantee Northwoods Associates, LLC 
Sale Date December 21, 2018  
Deed Book/Page 17323/1586 
Recorded Plat 106748073 
Property Rights Fee 
Conditions of Sale Arm's length 
Financing Cash to seller 
Verification Jordan Gussenhoven with grantee;  Other sources: GIS, deed, 

CoStar, Confirmed by Richard Kirkland 
  
Sale Price $800,000   
Cash Equivalent $800,000   
Upward Adjustment $50,000  Demolition 
Adjusted Price $850,000   
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Land Sale No. 1 (Cont.) 

 
Land Data  
Zoning TC-HMXD 
Topography Gentle 
Utilities All 
Shape 2 regular parcels 
Landscaping None 
Rail Service East Cedar Street property is across the street from railway to the 

north 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 0.550 Acres or 23,958 SF   
Front Footage 161 ft East Chatham Street; 201 ft Roger Alley; 51 ft East Cedar 

Street; 
  
Indicators  
Sale Price/Gross Acre $1,454,545 Actual or  $1,545,455 Adjusted  
Sale Price/Gross SF $33.39 Actual or  $35.48 Adjusted  
 
 
Remarks  
Properties are diagonally across  from each other on either side of Roger Alley.  The East 
Chatham Street property has a 5,984 sf. building built in 1920 that has a store front, but is listed 
as an apartment. The East Cedar Street property has a 1,470 sf. building built in 1978 that is 
currently being used as apartments.  According to Mr. Gussenhoven, the property was purchased 
as land and they plan to remove the buildings for a mixed office/retail development at this site.  
They have completed a Phase II Environmental that came back clean, but overall costs were 
higher due to the older buildings. 
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Land Sale No. 2 

 
 

 

 
Property Identification  
Record ID 4177 
Property Type Multi-family, Townhouse 
Property Name Park Station Townhomes Site 
Address 113 - 119 E Park Street, Raleigh, Wake County, North Carolina 
Location North side of Park Street west of Walker Street 
Tax ID 0764501831 et al 
  
Sale Data  
Grantor Frank F. Yarborough et al 
Grantee Park Towns, LLC 
Sale Date September 18, 2018  
Deed Book/Page 17244/1369 
Property Rights Fee 
Conditions of Sale Arm's length 
Financing Cash to seller 
Verification MSG Mick Michaels with grantee; 919-414-4780,  Other 

sources: GIS, deed 
  
Sale Price $1,632,000   
Cash Equivalent $1,632,000   
Upward Adjustment $60,000  Demolition 
Adjusted Price $1,692,000   
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Land Sale No. 2 (Cont.) 

 
Land Data  
Zoning TC-HMXD 
Topography Gentle 
Utilities All 
Shape Regular 
Landscaping Light 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 2.050 Acres or 89,298 SF   
Planned Units 30 
Front Footage 447 ft Total Frontage: 447 ft E Park Street; 
  
Indicators  
Sale Price/Gross Acre $796,098 Actual or  $825,366 Adjusted  
Sale Price/Gross SF $18.28 Actual or  $18.95 Adjusted  
Sale Price/Planned Unit $54,400 Actual or  $56,400 Adjusted  
Sale Price/Front Foot $3,651 Actual or  $3,785 Adjusted  
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Land Sale No. 3 

 
 

 

 
Property Identification  
Record ID 4070 
Property Type Mixed Use 
Address 400 East Chatham Street, Cary, Wake County, North Carolina 
Location Southeast side of East Chatham Street 
Tax ID 32253 
  
Sale Data  
Grantor Patricia Holding et al 
Grantee Urban Place, LLC 
Sale Date May 18, 2018  
Deed Book/Page 17130/562 
Recorded Plat 106713849 
Property Rights Fee 
Conditions of Sale Arm's length 
Financing Cash to seller 
Verification Richard Ladd, with grantee; 919-524-0405,  Other sources: GIS, 

deed, Confirmed by Richard Kirkland 
  
Sale Price $450,000   
Cash Equivalent $450,000   
Upward Adjustment $35,000  Demolition 
Adjusted Price $485,000   
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Land Sale No. 3 (Cont.) 

 
Land Data  
Zoning TC-HMXD 
Topography Gentle 
Utilities All 
Shape Regular 
Landscaping Regular 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 0.400 Acres or 17,424 SF   
Front Footage 272 ft Total Frontage: 100 ft East Chatham Street; 172 ft Urban 

Drive; 
  
Indicators  
Sale Price/Gross Acre $1,125,000 Actual or  $1,212,500 Adjusted  
Sale Price/Gross SF $25.83 Actual or  $27.84 Adjusted  
Sale Price/Front Foot $1,654 Actual or  $1,783 Adjusted  
 
 
Remarks  
Dwelling on site razed following purchase.  Richard Ladd indicated he had $10,000 in demolition 
expense, $15,000 in asbestos remediation, and $10,000 in backfilling the basement from the 
house, which is where the $35,000 demolition cost comes from.  Mr. Ladd indicated that he 
hopes to get 28 apartment units on this site and is currently going through site plan approval to 
that end, which works out to $17,321 per potential unit.  This will include a mix of 1 and 2 BR 
units with some daylight parking, and some parking underneath the building.  Mr. Ladd indicated 
that in his opinion the shift from TC-MXD and TC-HMXD is huge - the number of units is 
doubled and he would consider that almost a doubling in value. 
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Land Sale No. 4 

 
 

 

 
Property Identification  
Record ID 4066 
Property Type Mixed Use 
Address 272 West Chatham Street, Cary, Wake County, North Carolina 
Location East side of North West Street and north side of West Chatham 

Street 
Tax ID 43957 
  
Sale Data  
Grantor Harry Pasterchick, Jr. and Joanece Pasterchick 
Grantee Greenhouse Cary, LLC 
Sale Date August 14, 2017  



45 
 

Kirkland Appraisals New Lots 1 and 2 at Cary Regional Library, Cary, NC 
 
 

 
Land Sale No. 4 (Cont.) 

 
Deed Book/Page 16876/607 
Property Rights Fee 
Conditions of Sale Arm's length 
Financing Cash to seller 
Verification Scott Korbin; 919-677-9911,  Other sources: GIS, deed, 

Confirmed by Richard Kirkland 
  
Sale Price $295,000   
Cash Equivalent $295,000   
  
Land Data  
Zoning TC-HMXD 
Topography Gentle 
Utilities All 
Shape Regular 
Landscaping Regular 
Rail Service Adjoin railway on the north side of property 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 0.430 Acres or 18,731 SF   
Front Footage 229 ft Total Frontage: 96 ft West Chatham Street; 133 ft North 

West Street; 
  
Indicators  
Sale Price/Gross Acre $686,047 
Sale Price/Gross SF $15.75 
Sale Price/Front Foot $1,288 
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Land Sale No. 5 

 
 

 

 
Property Identification  
Record ID 4062 
Property Type Mixed Use 
Address 220 West Chatham Street, Cary, Wake County, North Carolina 
Location North side of West Chatham Street and west side of North 

Harrison Avenue 
Tax ID 14835 
  
Sale Data  
Grantor Loyd Sorrell 
Grantee La Farm Downtown Cary, LLC 
Sale Date August 01, 2016  
Deed Book/Page 16477/109 
Property Rights Fee 
Conditions of Sale Arm's length 
Financing Cash to seller 
Verification Laura Comire, with grantee; laura.comire@lafarmbakery,  Other 

sources: GIS, deed, CoStar 
  
Sale Price $1,600,000   
Cash Equivalent $1,600,000   
Downward Adjustment $400,000  Improvements 
Adjusted Price $1,200,000   
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Land Sale No. 5 (Cont.) 

 
Land Data  
Zoning TC-HMXD 
Topography Gentle 
Utilities All 
Shape Regular 
Landscaping Average 
Rail Service Adjoins railway to the north of the property 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 1.130 Acres or 49,223 SF   
Front Footage 467 ft Total Frontage: 300 ft West Chatham Street; 167 ft North 

Harrison Avenue; 
  
Indicators  
Sale Price/Gross Acre $1,415,929 Actual or  $1,061,947 Adjusted  
Sale Price/Gross SF $32.51 Actual or  $24.38 Adjusted  
Sale Price/Front Foot $3,426 Actual or  $2,570 Adjusted  
 
 
Remarks  
Improved with commercial building with a gross building area of 15,851 square feet that was 
built in 1958.  Building renovated following purchase for LaFarm Bakery.  The tax assessed 
value shows 75% of the overall value being in the land and 25% in the building.  Using this ratio, 
I adjusted the purchase price downward by $400,000 to reflect the building value. 
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Land Sale No. 6 

 
 

 

 
Property Identification  
Record ID 4061 
Property Type Mixed Use 
Address 312 East Chatham Street, Cary, Wake County, North Carolina 
Location Southern side of East Chatham Street and corner of Urban Drive 
Tax ID 61042 and 41548 
  
Sale Data  
Grantor Clara W Williams heirs et al 
Grantee George Jordan III et al 
Sale Date June 24, 2016  
Deed Book/Page 16432/908 
Property Rights Fee 
Conditions of Sale Arms length 
Sale History Also see deed 16432/913.  Both later transferred to BJG Real 

Estate Venture 
Verification Trinity Partners, Mike Eberle; 919-674-3690,  Other sources: 

GIS, deed 
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Land Sale No. 6 (Cont.) 

 
Sale Price $950,000   
Cash Equivalent $950,000   
Upward Adjustment $50,000  Demolition 
Adjusted Price $1,000,000   
  
Land Data  
Zoning TC-MXD 
Topography Gentle 
Utilities All 
Shape Regular 
Landscaping Average 
Flood Info None noted 
  
Land Size Information  
Gross Land Size 1.330 Acres or 57,935 SF   
Front Footage 198 ft East Chatham Street ; 244 ft Urban Drive; 
  
Indicators  
Sale Price/Gross Acre $714,286 Actual or  $751,880 Adjusted  
Sale Price/Gross SF $16.40 Actual or  $17.26 Adjusted  
 
 
Remarks  
This was two transactions; $450,000 (312 East Chatham) for .69 acres or $14.97 per sf & 
$500,000 (318 East Chatham) for .64 acres or $17.94 per sf.  There was a residential dwelling on 
each property at the time of purchase. Both dwellings were razed in 2018.  I adjusted the price 
upward by $50,000 for demolition costs, based on actual demolition costs for an adjoining home.  
This is higher than normal due to asbestos remediation costs, which these homes likely had due to 
the similar age of the improvements.  Property was marketed as development land and not as two 
homes. 
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Subject LS #1 LS #2 LS #3 LS #4 LS #5 LS #6

Grantor N/A Rogers Yarborough Holding Pasterchick Sorrell Williams
Grantee N/A Northwoods Park Urban Greenhouse La Farm Jordan
Sale Date 1/24/2020 12/21/2018 9/18/2018 5/18/2018 8/14/2017 8/1/2016 6/24/2016
Location Walnut 149 E 113 E 400 E 272 W 220 W 312 E

St Chatham Park Chatham Chatham Chatham Chatham
Size 2.382 acres 0.550 acres 2.050 acres 0.400 acres 0.430 acres 1.130 acres 1.330 acres

(103,760 s.f.) (23,958 s.f.) (89,298 s.f.) (17,424 s.f.) (18,731 s.f.) (49,223 s.f.) (57,935 s.f.)
Frontage One street Two Streets One street Two streets One street One street Two streets
Shape Regular Regular Regular Regular Regular Regular Regular
Topography Gentle Gentle Gentle Gentle Gentle Gentle Gentle
Drainage Good Good Good Good Good Good Good
Utilities All All All All All All All
Zoning HMXD* HMXD HMXD HMXD HMXD HMXD HMXD
Other N/A Demo* Demo* Demo* N/A Improv* Demo*
Total Price N/A $850,000 $1,692,000 $485,000 $295,000 $1,200,000 $1,000,000
Price/S.F. N/A $35.48 $18.95 $27.84 $15.75 $24.38 $17.26

Real Property Rights Conveyed 0% 0% 0% 0% 0% 0%
Subtotal $35.48 $18.95 $27.84 $15.75 $24.38 $17.26

Financing Terms 0% 0% 0% 0% 0% 0%
Subtotal $35.48 $18.95 $27.84 $15.75 $24.38 $17.26

Conditions of Sale 0% 0% 0% 0% 0% 0%
Subtotal $35.48 $18.95 $27.84 $15.75 $24.38 $17.26

Market Conditions 3% 4% 5% 7% 10% 11%
Subtotal $36.54 $19.71 $29.23 $16.85 $26.82 $19.16

Physical Characteristics
     Location 0% 0% 0% 25% 0% 0%
     Frontage 0% 0% 0% 0% 0% 0%
     Shape 0% 0% 0% 0% 0% 0%
     Size 0% 0% 0% 0% 0% 0%
     Topography 0% 0% 0% 0% 0% 0%
     Drainage/Flood 0% 0% 0% 0% 0% 0%
     Utilities 0% 0% 0% 0% 0% 0%
     Zoning 0% 0% 0% 0% 0% 0%
     Other 0% 0% 0% 0% 0% 0%

Subtotal $36.54 $19.71 $29.23 $21.06 $26.82 $19.16

Adjusted Price Per S.F. $36.54 $19.71 $29.23 $21.06 $26.82 $19.16

Land Sales Summary

Land Sales Adjustments

 

Before Adjustments After Adjustments
Average $23.28 Average $25.42
Median $21.67 Median $23.94
Low $15.75 Low $19.16
High $35.48 High $36.54
Std. Dev. $7.52 Std. Dev. $6.80  
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ANALYSIS OF LAND SALES 

In the chart above the adjustments are positive where the sale property is considered 
inferior to the subject site, and negative where considered superior.   

Property Rights Conveyed:  Based on Kirkland Appraisals, LLC research each of the 
comparable sales represented a transfer of the fee simple interest in the property.   

Financing Terms:  Financing terms were determined to be market terms or cash 
equivalent.  Any adjustments for cash equivalency or favorable financing have been 
noted.   

Conditions of Sale:  Each of the comparable sales was made under market conditions 
and represents an "arms-length" transaction.  Any undue duress on the part of either 
Grantor or Grantee has been noted and accounted for.   

Market Conditions:  The adjustments for market conditions are based on a general 
monitoring of real estate values in the area.  I adjusted each of the land sale 
comparables upward by 3 percent annually for appreciation over the last few years. 

Location:  The location adjustments reflect the proximity to business centers and 
major corridors, the characteristics of the nearby development, and the ease of access 
to each of the sale properties, relative to the subject property.  I adjusted Land Sale 3 
upward for an inferior location.  The other land sales are primarily located along 
Chatham Street and closer to the center of Downtown Cary.  However, I made no 
adjustment for location as the subject property is located adjoining the proposed Cary 
Park, Cary Library, and Cary Arts Center.  There is an argument that the subject 
property is better located than these other comparables, but I have made no such 
adjustment as it is also located along a corridor that has historically been more 
residential. 

Size:  The adjustments for size are based on the fact that the typical buyer will pay 
more per unit for a smaller parcel of land, and vice versa.  I made no adjustments for 
size. 

Utilities:  All of these properties have all utilities available and no adjustments were 
required.   

Zoning:  No adjustments were required for zoning. 

Other:  Adjustments for demolition and improvements is described in the land sales 
write up and I used the adjusted sales price as the Total Price listed on the chart so no 
further adjustment was required.   

ADDITIONAL CONSIDERATIONS 

I also considered the October 25, 2019 sale of 319-401 E Chatham Street between 
Cody & Kara R. Hand to George H. Jordan, III.  This 0.80 acre site sold for 
$1,150,000, or $33.00 per square foot for land.  The properties are currently improved 
with a 1,288 square foot dwelling that has been converted to a commercial/office use 
and a 2,280 square foot dwelling that has been converted to a commercial/office use.  
These are considered to have an interim use value that can provide an income stream 
until these properties are ready to be developed.  I contacted Jorden Gussenhoven 
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about this sale.  The property was originally listed on the market for $1,400,000.  This 
property is zoned TC-MXD.  According to Mr. Gussenhoven this purchase price did 
include value on the improvements and does not reflect solely a land value. 

Similarly, I looked at 111 E. Chatham Street that was purchased on September 4, 
2019 for $2,375,000.  This 0.63-acre parcel is improved with 9,738 square feet of 
multi-tenant retail space built in 1968.This property was purchased by 111 E. 
Chatham Street and reportedly will be updating the buildings for ongoing retail use 
and possible future redevelopment.  Therefore, this sale does not provide a good 
indication of land value for this area. 

CONCLUSION 

Land Sales 3 and 6 are adjoining parcels with similar zoning and highest and best 
use.  The indicated value by Land Sale 2 is significantly higher than Land Sale 5, 
which is two years older.  This strongly illustrates the growing perception of value in 
the Downtown Cary area.  I spoke with Mr. Richard Ladd for some time regarding the 
downtown area.  He has additional land two blocks away under contract at a similar 
price and he believes that given the density allowed by the HMXD zoning that this is 
still a bargain price.  Mr. Ladd’s project is still in the planning stages but would 
include 28 apartment units in a 4-story building on 0.40 acres, or 70 units per acre.  
The LDO indicates a maximum of 50 units per acre, which would suggest 20 units 
instead of 28 units.   

This is across Urban Drive from Chatham Walk (Land Sale 6) which is a proposed 4-
story condominium building with 33 units on 1.32 acres, or 25 units per acre, that is 
to be developed by Chatham Street Commercial.  This is an older sale and likely 
understates value given the shift in the market over time and given the lower density 
being accessed despite higher density being achievable at this zoning. 

Land Sale 2 is the site for Park Station Townhomes which will have 30 townhomes on 
2.05 acres or a density of 14.6 units per acre.  This lower development density is one 
of the reasons this developer paid less for this site than the higher density 
comparables. 

Land Sale 1 is similarly zoned HMXD, but in speaking with Jordan Gussenhoven with 
the developer, they see that site as being a mix of retail and office uses and therefore 
at a higher price point than say there development projected for Chatham Walk (Land 
Sale 6).   

It is this shift in the projected yield that largely shows the difference in land values in 
these similarly zoned mixed use sites.  Land Sales 1 and Land Sales 4 and 5 provide 
the best indication of value for a retail/office land value in the area, which range from 
$21.06 per square foot up to $36.54 per square foot with a median of $26.82 per 
square foot.  I consider a value closer to the low end of this range to be the better 
indication of value for the subject property as this has historically been more of a 
residential section of Downtown Cary, or $24 per square foot.  The more recent sale on 
Chatham Street shown in Additional Considerations shows continued strength in the 
market, but sales prices in that corridor are trending to the high end as there is more 
commercial synergy in that area.  I have therefore not relied on that high end of the 
range. 
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Land Sales 2, 3 and 6 provide the best indication of the range for residential mixed 
uses, with a range of $19.16 per square foot to $29.23 per square foot with a median 
of $19.71 per square foot.  I consider a value near the low end of the range to be the 
best indication of value or $22 per square foot.  

Based on the discussion above I conclude that the value of the subject site without the 
CC&Rs and without the requirements associated with development in combination 
with the parking deck is as calculated below. 

New Lot 1 
  35,751 s.f. x $24.00 per s.f. =  $858,024 
 
  Rounded  $860,000 
 
New Lot 2 
  67,978 s.f. x $22.00 per s.f. =  $1,495,516 
 
  Rounded  $1,495,000 
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DIRECT CAPITALIZATION:  LAND RESIDUAL 
TECHNIQUE/EXTRACTION 

Essentially, the deed requirements proscribe specific buildings that must be built on 
the subject property.  I have valued that proscribed building and deducted the costs 
from that indicated improved property to determine the amount that can be feasibly 
paid for the land.  This is a modified Land Residual Technique/Extraction method that 
substitutes deducting the cost of the improvements from dividing the income between 
the land and building. 

As outlined in Chapter 13 of The Appraisal of Real Estate published by the Appraisal 
Institute, this land technique was developed to estimate land value where sales data 
on similar parcels of vacant land was not available.  While I have shown a Land Sales 
Comparison Approach for land in the area, none of the comparables included deed 
restrictions that so significantly modified and proscribed the required use of the 
property.  Given the very specific and limiting conditions on developing the subject 
property, it is not possible to find similar land sales with such limiting conditions.  I 
have therefore considered the Land Residual Technique. 

The Extraction Method derives a value for the property as improved and deducts the 
value of the improvements from the total indicated value to derive a land value.  The 
building contribution in this case is based on the supported Construction Costs.   

The Land Residual Technique requires more data than any other valuation technique 
such as an accurate identification of buildings costs and an accurate projection of 
income streams. 

The steps are as follows: 

1 The appraiser supports the Net Operating Income of the property based 
on market rents and expenses. 

2 The appraiser calculates the cost of the required improvements.   

3 The appraiser deducts the cost of the improvements from the indicated 
value to derive the amount that can feasibly be supported in land value. 

This essentially is a Feasibility Test on the subject property. 

STEP ONE:  INCOME APPROACH 

The income capitalization approach is an appraisal technique in which the anticipated 
net income is processed to indicate the capital amount of the investment that 
produces the net income.  Various methods can be used for processing or capitalizing 
income to arrive at an indication of value.  

In this appraisal, I will apply the stabilized income capitalization approach.  I have 
also considered the lease-up period required for the proposed improvements. 
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This income approach is not based on the specific requirements of an individual 
investor.  It is based on estimates of income and expenses, expected rates of return, 
and anticipated financing terms derived from the marketplace. 

POTENTIAL GROSS INCOME 

OCCUPANCY 

The subject property is proposed to be developed as two buildings which I will identify 
as Academy Park Commercial (on New Lot 1) and Academy Park Residential (on New 
Lot 2).   

Academy Park Commercial will include 101,900 s.f. of office and retail space in five 
floors.  This building will require a 50% to 70% pre-leasing prior to any construction 
being approved for bank financing.   

Academy Park Residential will include 162,308 s.f. including 153 apartment units.  
The unit mix will include 10 studio apartments, 77 one bedroom units, 46 two 
bedroom units, and 20 three bedroom units.  The building will also include 22,000 s.f. 
of retail space along the eastern side of the property fronting on the park.  The 
building will also include a pool and courtyard near the retail section. 

The mix of units and related sizes is presented below. 

 

While the gross building area for the retail component is 22,000 square feet, the net 
rentable area is 17,500 square feet.  The estimated TICAM is $6.89 per square foot. 
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RENT COMPARABLES - OFFICE 

To determine the market rent for the subject property, I have researched the local 
market for leases of comparable space that would be competitive with the subject 
property.  Summary information pertaining to several recently negotiated rental 
arrangements for comparable space is included on the following pages.   

The typical office lease arrangement for this type of space is a gross lease where the 
lessor (landlord) is responsible for all operating expenses, including property taxes, 
hazard and liability insurance, utilities, housekeeping, grounds keeping, interior and 
exterior repairs and maintenance and any other expenses associated with operating 
the property.  The lessee (tenant) would pay rent, but not be responsible for any other 
expenses associated with operating the property.  Most of the rent comparables 
presented below are set up on this basis.   

I first considered a survey of office leases around Cary over $20 per square foot signed 
since January 1, 2017 for over 1,000 s.f. of space.  I identified 126 lease comps using 
CoStar with the following breakdown on those signed leases. 

This lease survey supports a Gross Effective rent between $20.50 per square foot and 
$36.27 per square foot in general.  As can be seen in the bar graph, the bulk of the 
leases where signed between $25 per square foot and $30 per square foot.   
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Office Rent Comparable 1 

Specific leases identified in this survey includes 215 East Chatham Street which is a 
23,060 square foot office building built in 2017 and known as Mid Town Square.  
Office space was signed in 2017 for most of the building at $26.50 per square foot and 
$27.50 per square foot for the third floor space.   
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Office Rent Comparable 2 

Also in the survey is 901 Kildaire Farm Road which signed a 1,057 square foot office 
space on the first floor for $22.71 per square foot in a modified gross lease signed in 
December 2018.  This is an older building built in 1961 and renovated in 1974 that is 
located just south of the Downtown Cary area.  This clearly marks a low end of the 
range for office lease space at the subject property.   

 

Office Rent Comparable 3 

I also considered 4000 CentreGreen Way which is located north of Downtown Cary off 
Weston Parkway.  This building recently signed a lease for 6,526 square feet on the 
first floor within this 99,804 square foot building that was built in 2000.  That lease 
started on May 20, 2019 at $28.95 per square foot.   
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Office Rent Comparable 4 

I also considered 5444 Wade Park Boulevard which is located off Wade Avenue within 
the Offices at Wade, which is a signature mixed-use, master planned development 
featuring a unique central courtyard with extensive landscaping.  While this is not in 
Cary, it is nearby with similar access to I-40, RTP, and RDU International Airport and 
also located with similar features as the proximity to the Cary Park and Arts Center 
that the subject property has.  This is part of a larger mixed use development, while 
the subject is part of a larger Downtown Area.  I consider this to be a strong 
comparable.   

This building is one of several office buildings in the area of similar age and 
construction around the courtyard and with nearby apartments.  This building was 
built in 2017 with 104,071 square feet and there have been multiple signed leases 
indicated in CoStar at $28.50 per square foot for sizes ranging from 11,865 square feet 
up to 39,885 square feet.  Smaller spaces of 2,459 to 5,704 square feet are currently 
available at $29 per square foot. 
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Office Rent Comparable 5 

I also considered The Block, a building under construction at 300 S. Main Street in 
Downtown Holly Springs.  This building will be a three-story mixed-use building with 
a gross building area of 52,530 square feet including office space with units up to 
7.065 square feet and retail units between 1,000 and 6,000 square feet.  The asking 
rate for offices is $20 to $24 per square foot NNN.  Adjusting this upward by a TICAM 
of $6/square foot, the indicated full service rate would be $26 to $30 per square foot.  
I note that the TICAM projected for the subject property is actually higher at $6.89 per 
square foot.   

 

Office Rent Conclusion 

The pro forma shows an office rental rate at $28.50 per square foot full service with a 
$50 Tenant Improvement Allowance off the shell.  The rent survey supports that range 
and the office rent comparables range from $22.71 per square foot to $30 per square 
foot.  Excluding Office Rent Comparable 2, which was shown as the low end rate for 
lower quality, older, less well-located space, the range becomes $26 to $30 per square 
foot with an average of $28.36 per square foot and a median of $28.48 per square foot. 

I therefore conclude that $28.50 per square foot is a well supported office rental rate 
for the proposed subject property.   
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RENT COMPARABLES - RETAIL 

To determine the market rent for the subject property, I have researched the local 
market for leases of comparable space that would be competitive with the subject 
property.  Summary information pertaining to several recently negotiated rental 
arrangements for comparable space is included on the following pages.   

The typical retail lease arrangement for this type of space is a triple net lease where 
the tenant is responsible for most operating expenses, the landlord passes thru a pro 
rata share of property taxes, insurance, and common area utilities, housekeeping, 
grounds keeping, as well as exterior repairs and maintenance and any other expenses 
associated with operating the property.  The lessee (tenant) would pay rent, the pass 
thru and any expenses related to interior maintenance, housekeeping, and utilities.  
Most of the rent comparables presented below are set up on this basis.   

I first considered a survey of retail leases around Cary since January 1, 2017 for over 
1,000 s.f. of space.  I focused only on retail leases inside the Maynard Road loop and 
identified 119 lease comps using CoStar with the following breakdown on those signed 
leases. 

This lease survey supports a NNN Effective rent between $6.11 per square foot and 
$40.87 per square foot in general.  The CoStar Survey rate indicates an effective rate 
of $14.64 per square foot.  As can be seen in the bar graph, the bulk of the leases 
where signed between $15 per square foot and $25 per square foot.   
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Retail Rent Comparable 1 

Specific leases identified in this survey includes 215 East Chatham Street which is a 
23,060 square foot office/retail building built in 2017 and known as Mid Town 
Square.  Retail space with 1,348 square feet was signed in 2017 for $27.50 per square 
foot on a modified gross lease basis.  Adjusting that downward based on a $6.50 
TICAM, the indicated rental rate is $21 per square foot.   
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Retail Rent Comparable 2 

Also in the survey is 312 West Chatham Street, which is a 9,575 s.f. retail building 
with two floors built in 2000.  A second floor space leased in April 2018 including 
1,775 s.f. at a rate of $15 per square foot NNN.  This is second floor space which is 
inferior to first floor space and the building is older and in an inferior location.  This 
suggests a low end to the range of rental rates.  Two other 2nd floor spaces were also 
leased in 2018 at the same rate. 
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Retail Rent Comparable 3 

I also considered 651-683 Cary Towne Boulevard which includes 184,356 square feet 
of neighborhood shopping center built in 1975 which was significantly renovated 
recently in 2015.  A 12,750 s.f. space was leased in July 2017 for $12.10 per s.f. NNN 
to Harbour Sew & Vac.  A smaller 1,275 s.f. space was leasd in October 2017 to 
Gorgeous Nails for $19.51 per s.f. NNN.  Another space was leased to Wake County 
ABC for 3,145 s.f. at $17.80 per s.f.  The most recent lease is 1,227 square feet leased 
to Jenny Taylor for $18.00 per s.f. signed in July 2019.  The marketing brochure 
shows a variety of spaces available at rates ranging from $9 per square foot for 12,000 
s.f. up  to $24 per square foot for 2,000 s.f.   
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Retail Rent Comparable 4 

I also considered 682-792 Cary Towne Boulevard which is a 14,243 s.f. building built 
in 1975 and significantly renovated in 2015.  This retail building signed 1,275 s.f. in 
November 2018 for $20 per s.f. NNN.   Older leases in this building from 2016 include 
NY Pizza at $26 per s.f. NNN and Wingstop at $27 per s.f. NNN. 
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Retail Rent Comparable 5 

I also considered The Block, a building under construction at 300 S. Main Street in 
Downtown Holly Springs.  This building will be a three-story mixed-use building with 
a gross building area of 52,530 square feet including office space with units up to 
7.065 square feet and retail units between 1,000 and 6,000 square feet.  The asking 
rate for retail is $24 to $26 per square foot NNN.   
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Retail Rent Comparable 6  

This project is located at 1347 Olde Apex Road.  This is a mixed use building with 
retail and apartments built in 2015.  Retail rents at this located are asking $19.50 per 
square foot NNN in 2018, which increased to $21.00 per square foot in 2019.  Three 
leases were noted as signed in 2018 and one in 2019 as shown below. 
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Retail Rent Conclusion 

The rent survey supports a broad range from $6 to $28 per square foot with most of 
the signed leased being in the $20 range.  The retail rent comparables range from $15 
per square foot to $25 per square foot with an average of $20.10 per square foot and a 
median of $20 per square foot.  Rent Comparable 1 is the most similarly located in 
Downtown Cary and supports a $21 per square foot NNN.  Rent Comparable 5 is 
located in a similar mixed use building in Downtown Holly Springs that is under 
construction and supports a rate up to $26 NNN. 

Excluding Retail Rent Comparable 2, which was shown as the low end rate for lower 
quality, older, less well-located space, the range becomes $19.51 to $26 per square 
foot with an average of $21.63 per square foot and a median of $20.50 per square foot. 

I therefore conclude that $21.50 per square foot NNN with a $6.89 TICAM is a well 
supported retail rental rate for the proposed subject property in the Academy Park 
Commercial building which has good visibility and would make for some very good 
restaurant sites at the Cary Arts Center corner.  Rent Comparable 1 for example 
indicated a current $6.50 per square foot TICAM.  I have converted the NNN rental 
rate into a gross lease for simplicity to $28.50 per square foot ($21.50 plus $6.89 
equals $28.39, rounded to $28.50) for the commercial building. 

However, the Academy Park Residential building has retail uses that will front on the 
Cary Park, that will not be complete until 2021.  The reduced visibility of this retail 
space is inferior, but the location once the park is complete will be superior.  I 
consider this to be a somewhat balancing factor on this portion of the property with 
these spaces potentially being marketed at a premium in the future, but will likely 
require significant initial discounts to entice a tenant.  I therefore conclude that 
$15.00 NNN is a better indicator for that 17,500 square feet in that building.  This 
adjusts upward to $21.89 per square foot with the TICAM, which I have rounded to 
$21.50 per square foot for the retail portion of the apartment building. 
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RENT COMPARABLES - APARTMENT 

CoStar Multifamily Submarket Report 

I ran a CoStar Multifamily Submarket Report for the area that includes Downtown 
Cary as shown below in the North Cary/Morrisville Multi-Family report.  It indicates 
an effective rental rate for an average unit at $1,287 for a 4 and 5 Star development.  
It notes strong absorption and slowing development to allow for even stronger rent 
growth. 

 

The rental rates based on the square foot of apartment space has steadily trended 
upwards as shown below. 
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The market rent by bedroom is shown below. 
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The chart below shows future projections on rent based on average unit rents and 
suggests a 2020 rental rate at $1.29 per square foot for 4 and 5 star units. 
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Apartments Considered 

I ran additional specific rent breakdown CoStar reports on several apartment 
complexes in and around Cary for consideration. 

Apartment Rent Comparable 1 – Post Parkside at Wade  

This development is located off Wade Park Boulevard near the offices noted earlier in 
the rent analysis.  There are 803 apartment units in this complex in 22 buildings with 
an average unit size of 908 s.f. built in 2013.  These units are located in a similar 
mixed use area and provide a strong indication of rental rates, but the average sizes 
are generally 10% smaller than the subject property units on average. 
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Apartment Rent Comparable 2 – The Dakota 

This project is located at 1201 Pine Haven Drive near Trinity Road.  There are 314 
apartment units in this complex in 8 buildings with an average unit size of 971 s.f. 
built in 2018.  These units are located in a similar mixed use area and provide a 
strong indication of rental rates, but the average sizes are generally 10% smaller than 
the subject property units on average.  These rents are expected to increase over time 
as the buildings were just finished and getting quick occupancy often encrourages 
initial discounted rental rates that will be stepped up in following years. 
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Apartment Rent Comparable 3 – Shops at Town Station Apartments 

This project is located at 1000 Ballena Circle off Old Apex Road.  There are 59 
apartment units in this complex with an average unit size of 814 s.f. built in 2015.  
These units are located in an inferior but similar mixed use area and provide a 
reasonable indication of rental rates, but the average sizes are generally 20% smaller 
than the subject property units on average.  Retail rents at this located are asking 
$19.50 per square foot NNN.  Three leases were noted as signed in 2018. 
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Apartment Rent Comparable 4 – Tryon Place Apartments 

This project is located at 4101 Skye Lane.  There are 205 apartment units in this 
complex with an average unit size of 866 s.f. built in 2013.  These units are located in 
a similar mixed use area and provide a reasonable indication of rental rates, but the 
average sizes are generally 20% smaller than the subject property units on average.   
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Apartment Rent Comparable 5 – The Franklin at Crossroads Apartments 

This project is located at 6010 Attleboro Drive and was included in the Developer’s 
Data.  I have restated it here with the data I found on the rental rates, which is higher 
than what was reported by the developer.  There are 199 apartment units in this 
complex with an average unit size of 1,018 s.f. built in 2016.  These units are located 
in a somewhat similar mixed use area and provide a strong indication of rental rates 
as they also have a similar size.   
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Apartment Rent Comparable 6 – Meridian at Harrison Pointe 

This project is located at 2000 Banyon Grove Loop and was included in the 
Developer’s Data.  I have restated it here with the data I found on the rental rates, 
which is higher than what was reported by the developer.  There are 248 apartment 
units in this complex with an average unit size of 927 s.f. built in 2014.  These units 
are located in a somewhat similar mixed use area and provide a reasonable indication 
of rental rates though they are about 10% smaller in size.   
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Apartment Rent Comparable 7 – Lantower Weston Corners 

This project is located at 6000 Elevate Circle.  There are 308 apartment units in this 
complex with an average unit size of 975 s.f. built in 2018.  These units are located in 
an unsimilar area, but are new and similar in size.   
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Apartment Rent Comparable 8 – Bainbridge Lake Crabtree Apartments/Pointe at 
Lake Crabtree 

This project is located at 2599 Evans Road and was included in the Developer’s Data.  
I have restated it here with the data I found on the rental rates, which is higher than 
what was reported by the developer.  There are 248 apartment units in this complex 
with an average unit size of 1,015 s.f. built in 2018.  These units are located not in a 
similar location, but they are new and despite being built in 2018 show only 10% 
vacancy.   
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Apartment Rent Comparable 9 – Bradford Apartments & Townhomes 

This project is located at 21035 Bradford Green Square and was included in the 
Developer’s Data.  I have restated it here with the data I found on the rental rates, 
which is higher than what was reported by the developer.  There are 370 apartment 
units in this complex with an average unit size of 1,342 s.f. built in 2014.  These units 
are located in a similar mixed use location, but they are significantly larger than the 
subject units on average.   
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Apartment Rent Conclusion 

I have shown the breakdown of effective rents for each of the comparables broken 
down by unit type and the price per square foot.  I have also shown the pro forma 
indicated rental rates.  I have included a concluded best indicator for each unit type.  
These conclusions are based on a combination of looking at the most similar unit size 
and similar location.   

The conclusion for studio units is just above the median rate for monthly rents, but 
well above the price per square foot due to the smaller studio size at the subject 
property. 

The conclusion for 1 BR units is at the high end of the range of the comparables on a 
monthly basis, but above the range on the per square foot due to the smaller size for 
these subject units. 

The conclusion for 2 BR units is above the high end of the range on a monthly basis 
and just above the price per square foot.  This is appropriate as these units are also 
larger than the high end of the range. 

The conclusion for 3 BR units is just above the high end of the range on a monthly 
basis and just above the high end of the range on a per square foot basis.  The size for 
the subject property is average. 

 

Studio Studio Studio 1BR 1BR 1BR 2BR 2BR 2BR 3BR 3BR 3BR
Apartment Rent Comparable Size Rent $/SF Size Rent $/SF Size Rent $/SF Size Rent $/SF
1 Post Parkside 578 $1,024 $1.77 675 $1,104 $1.64 1,157 $1,418 $1.23 1,467 $2,264 $1.54

2 The Dakota N/A N/A N/A 731 $1,128 $1.54 1,153 $1,381 $1.20 1,345 $1,946 $1.45

3 Town Station N/A N/A N/A 613 $1,060 $1.73 1,007 $1,317 $1.31 1,403 $1,585 $1.13

4 Tryon Place 558 $1,001 $1.79 719 $1,020 $1.42 1,187 $1,365 $1.15 N/A N/A N/A

5 The Franklin N/A N/A N/A 722 $1,332 $1.84 1,042 $1,849 $1.77 1,470 $1,704 $1.16

6 Meridian @ Harrison N/A N/A N/A 785 $1,173 $1.49 1,180 $1,479 $1.25 1,396 $1,972 $1.41

7 Lantower 712 $1,186 $1.67 804 $1,313 $1.63 1,220 $1,735 $1.42 1,566 $2,127 $1.36

8 Bainbridge N/A N/A N/A 765 $1,283 $1.68 1,094 $1,544 $1.41 1,349 $1,897 $1.41

9 Bradford N/A N/A N/A 875 $1,224 $1.40 1,265 $1,552 $1.23 2,068 $2,503 $1.21

Subject Property Pro Forma 514 $1,200 $2.33 872 $1,575 $1.81 1,274 $2,293 $1.80 1,570 $3,051 $1.94

Average 616 $1,070 $1.74 743 $1,182 $1.60 1,145 $1,516 $1.33 1,508 $2,000 $1.33

Median 578 $1,024 $1.77 731 $1,173 $1.63 1,157 $1,479 $1.25 1,435 $1,959 $1.39

High 712 $1,186 $1.79 875 $1,332 $1.84 1,265 $1,849 $1.77 2,068 $2,503 $1.54

Low 558 $1,001 $1.67 613 $1,020 $1.40 1,007 $1,317 $1.15 1,345 $1,585 $1.13

Best Indicator 514 $1,100 $2.14 872 $1,575 $1.81 1,274 $2,000 $1.57 1,570 $2,500 $1.59
Proposed  Units 10 77 46 20

Potential Monthly Income $11,000 $121,275 $92,000 $50,000

Potential Annual Income $132,000 $1,455,300 $1,104,000 $600,000

Apt. Potential Gross Income $3,291,300

Apt. Rent/SF for 162,308 s.f. $20.28
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VACANCY 

For stabilized occupancy, I considered the Triangle Space Survey which shows office 
vacancy overall at 10.73% and for Cary it is at 11.26%.  Class A Office space is at 
7.36% vacancy overall, while in Cary it is at 10.85%.  Absorption in Cary over the last 
12 months has shown a significant 375,370 square feet in absorption in office space 
and 74,464 square feet in retail space.  

Type Space Leasable Prev. Change in

SF Leasable SF SF % Change Vacancy % Vacancy % Past Quarter % Past 12 months %

Office Class A 37,983,619 37,976,152 7,467 0.02% 2,794,490 7.36% 3,105,467 8.18% 310,977 0.82% 2,034,903 5.36%

Office Class B 17,259,891 17,550,194 -290,303 -1.65% 3,180,790 18.43% 3,319,996 18.92% 139,206 0.81% 252,444 1.46%

Office Class C 2,075,625 2,180,810 -105,185 -4.82% 172,342 8.30% 164,887 7.56% -7,455 -0.36% 9,965 0.48%

Office Total 57,319,135 57,707,156 -388,021 -0.67% 6,147,622 10.73% 6,590,350 11.42% 442,728 0.77% 2,297,312 4.01%

Flex 17,555,941 17,550,693 5,248 0.03% 983,438 5.60% 1,028,554 5.86% 45,116 0.26% 430,537 2.45%

Warehouse 30,574,779 30,952,024 -377,245 -1.22% 1,435,526 4.70% 1,228,065 3.97% -207,461 -0.68% 849,485 2.78%

Retail 46,608,404 46,697,514 -89,110 -0.19% 3,282,955 7.04% 3,446,893 7.38% 450,874 0.97% 223,978 0.48%

Total 152,058,259 152,907,387 -849,128 -0.56% 11,849,541 7.79% 12,293,862 8.04% 731,257 0.48% 3,801,312 2.50%

Source: The Triangle Business Journal, 3rd Quarter 2019 Space Survey

All Submarkets

2019 3rd Q 2019 2nd Q Net Absorption

Triangle Commercial Space Summary

 

Type Space Leasable Prev. Change in

SF Leasable SF SF % Change Vacancy % Vacancy % Past Quarter % Past 12 months %

Office Class A 5,399,646 5,399,646 0 0.00% 586,092 10.85% 714,042 13.22% 127,950 2.37% 272,531 5.05%

Office Class B 1,565,567 1,560,135 5,432 0.35% 190,071 12.14% 205,968 13.20% 15,897 1.02% 101,538 6.49%

Office Class C 127,620 127,620 0 0.00% 22,542 17.66% 22,542 17.66% 0 0.00% 1,301 1.02%

Office Total 7,092,833 7,087,401 5,432 0.08% 798,705 11.26% 942,552 13.30% 143,847 2.03% 375,370 5.29%

Flex 990,225 967,525 22,700 2.35% 267,059 26.97% 72,278 7.47% -21,992 -2.22% -38,994 -3.94%

Warehouse 153,277 153,277 0 0.00% 0 0.00% 0 0.00% 0 0.00% 0 0.00%

Retail 7,476,666 7,476,854 -188 0.00% 640,284 8.56% 724,966 9.70% 84,682 1.13% 74,464 1.00%

Total 15,713,001 15,685,057 27,944 0.18% 1,706,048 10.86% 1,739,796 11.09% 206,537 1.31% 410,840 2.61%

Source: The Triangle Business Journal, 3rd Quarter 2019 Space Survey

Triangle Commercial Space Summary

Cary

2019 3rd Q 2019 2nd Q Net Absorption
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I have also considered a CoStar submarket office report on Cary that shows an overall 
vacancy at 6.8%.   

I consider 7% vacancy to be a stabilized vacancy rate in the Cary office market and 
that is well supported by these historical rates. 
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The vacancy for Retail space in the Cary market is at 4.1% based on the CoStar data 
shown above.   

I consider 6% vacancy to be a stabilized vacancy rate in the Cary retail market and 
that is well supported by these historical rates. 

The CoStar Multifamily Market analysis for Cary shows vacancy rates at 6.3%.  I 
consider a 6.75% vacancy rate to be a stabilized rate in this market and it is well 
supported by this historical data and CoStar projection.  This is a little higher than 
average due to the number of other projects coming online and the higher price point 
for the subject property. 

For the Academy Park Residential building I have used a 6.75% vacancy rate.  For the 
Academy Park Commercial building I have used a 6.0% vacancy rate. 

 

 

ABSORPTION 

The subject property once built will have significant vacancy that will need to be filled, 
but the Academy Commercial building would have to be at least 50% pre-leased and 
more likely 70% pre-leased in order to get bank financing.  During construction 
leasing would be ongoing for the space so the amount of vacant space would be 
minimized on that end.   

The apartments would allow for some pre-leasing, but much of it would require leasing 
up once construction is complete or close to complete.   
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The overall Cary office absorption rate indicated by the Triangle Space Survey shows 
strong absorption, but also a lot of competing inventory coming online in Cary.  
However, Downtown Cary as a submarket does not have a large inventory of 
competition.  CoStar projects a total of 67,000 square feet of office absorption in Cary 
even with significant new construction in the area over the next 12 months.  That is 
over the entire Cary submarket and the downtown area would only capture a portion 
of that.  CoStar also projects 32,000 square feet of retail absorption in Cary over the 
next 12 months.  

I also considered Office Rent Comparable 1, which was built in 2017 and signed leases 
from 2016 to 2017 with all 23,060 s.f. leased in one year.  This would have at least 
been 50% leased at time of construction, but supports annual absorption of at least 
12,000 s.f. per year in Downtown Office space.   

Based on 70% preleasing for Academy Park Commercial on New Lot 1, or 71,330 s.f. 
pre-leased space, the building would require approximately 1.5 years to lease up to 
stabilization.  That would be if the building were entirely office and not partly retail.  
The exact mix of office and retail in the building will be determined in the lease-up 
process.  A mix of potential uses expands the pool of lessee’s and allows for a better 
lease up rate.  There is no office use proposed for Academy Park Residential to 
compete with leasing up this building.  Given a minimal 1.5 year absorption period, I 
consider the absorption period to be typical and while it would impact the value as of 
the day the improvements were complete, it would not reduce the value of the 
projected property or the underlying land due to the absorption period as this would 
be considered a typical lease up period. 

The Academy Park Residential includes a small area of retail that will front on the 
future Cary Park, but will be somewhat inferior due to the fact that the Cary Park will 
not be complete once this space is projected to become available.  A discounted lease 
rate for an initial opening without the park exposure was noted earlier in the projected 
market rental rate for this space. 

Apartment absorption projected by CoStar shows 975 units under construction and 
971 units absorption over the next 12 months.  Absorption is showing strong with 
supply and demand in good balance.  CoStar also shows a typical 50% occupancy at 
time of completion for apartments.  I therefore conclude that once the building is 
complete it will be reasonable to expect 50% occupancy for the apartment units.  The 
remaining 77 apartments would be leased over the next year for an indicated 
absorption of 6.5 units per month on average, which accounts for just under 8% of 
total anticipated absorption for the entire market. 

At this rate, I conclude that the entire project could be fully leased to stabilization with 
12 months of completion and I will not be looking at any discount for the lease up 
period given such a short lease up period.  

OPERATING EXPENSES 

The expense chart in red is for the Academy Park Residential Building with 153 
apartment units in 162,308 square feet. 

The expense chart in green is for the Academy Park Commercial Building with 
101,900 square feet. 
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The estimate of operating expenses provided by the developer for the Academy Park 
Residential Building supports an expense ratio of 32%. 

The estimate of operating expenses provided by the developer for the Academy Park 
Commercial Building indicates a 28% expense ratio.     

A summary of the operating income and expenses for a mixed office/retail building in 
a town downtown area was also considered as shown below.  I have redacted the 
address for anonymity of the building, but I note that it shows a 31% expense ratio.  
This building did not include apartments, but does provide support for the commercial 
side of this equation.  That building had no associated expense for parking. 
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ESTIMATE OF EXPENSES 

The stabilized (average annual) operating expenses for the subject property are 
estimated as follows:   

Management:  A fee in the amount of 5 percent of the effective (collected) gross 
income would be appropriate to hire competent management of the property, and to 
cover other administrative expenses.   

Leasing Commissions:  Leasing commissions will typically average another 1 percent 
of the effective gross income.  I only applied this expense to the commercial building. 

Property Taxes:  Based on the ratio of taxes to income in the expense comparable, I 
derived an indicated expense of 7% of the gross income.   

Insurance:  The general property insurance should average about $0.15 per square 
foot per year for the commercial building and $0.30 per square foot for the apartment 
building.  This should include both hazard and public liability coverage.   

Utilities:  The utility expense includes electricity, water and sewer and natural gas.  It 
is based on historical usage rates.  I project that this expense will average 
approximately $1.50 per square foot per year for the commercial building and $0.80 
per square foot for the apartments.  

Housekeeping:  The housekeeping expense includes contract cleaning, carpet 
shampooing, tile maintenance, window washing and cleaning supplies.  I project that 
this expense will average approximately $0.75 per square foot per year for the 
commercial building.  I did not apply this expense to the apartment building. 

Contract Services/Advertising and Marketing:  This expense was only applied to 
the apartment building and reflects ongoing expenses in maintaining/leasing the 
property as well as expenses between tenants.  I project that this expense will average 
approximately $0.75 per square foot per year.  I did not apply this expense to the 
commercial building. 

Parking Lot Lease:  The subject property will be leasing a total of 250 parking spaces 
from the adjoining parking lot.  I have assigned 160 of those spaces to the apartment 
building and 90 of those to the commercial building.  The contract lease rate is 
reported at $75 per parking space per month, or $900 annually per space.  Most 
apartment/commercial buildings in the area do not have this expense and it cannot be 
passed thru to tenants effectively when the competition has free parking associated.  
Any pass thru is effectively considered in the total lease rate already.  

Maintenance and Repairs:  In the normal course of maintaining a building the 
landlord will incur some expenses for the maintenance and repairs of the roof, the 
mechanical systems, and the structural walls.  Other expenses in this category 
include the extermination contract, landscaping, and security.  Given the age of the 
building, I anticipate that the cost of these maintenance and repairs will average $0.45 
per square foot over the long term. 

Capital Replacements:  The owner will also incur an additional expense for the 
periodic replacement of short life items such as mechanical systems, plumbing, 
interior finishes, roof repairs, and other similar items.  Typically these expenses are 
incurred on a “pay-as-you-go” basis and can vary widely.  This expense category 
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reflects the potential for replacements at an annualized expense rate.  I anticipate that 
the capital reserve necessary to account for these items should average approximately 
$0.35 per square foot per year. 

Miscellaneous:  I estimate that the cost of other miscellaneous items will average not 
more than approximately $0.25 per square foot per year. 

OVERALL CAPITALIZATION RATE ANALYSIS 

To value the ownership interest of an income producing property, valuation models 
have been developed to quantify the projected benefits of ownership.  The 
capitalization rate (Ro) and the discount rates (Y) are primary components of these 
models.  The capitalization rate expresses the relationship between a single year’s 
income for a property and the purchase price of the property.  The discount rate 
reflects the ratio between a series of cash flows including a presumed resale of the 
property at the end of the holding period, and value.  Both rates reflect an investor’s 
expectations from all sources of income and growth in value as well as the reversion of 
the property at the end of the holding period. 

For this analysis, I have used an overall capitalization rate, which is also referred to as 
the “going-in rate.”  This only considers the first year of income for the property.  
When the capitalization rate is applied to a future stabilized year’s income, then it is 
the “stabilized rate.”  And finally, when applied to a future income stream derived in 
the year of a presumed sale of the property, it is referred to as the “terminal rate.” 

The overall rate in this analysis was derived from industry surveys and abstraction, 
band of investment, and debt coverage ratio. 

ABSTRACTION OF OVERALL RATE 

The equation utilized to abstract overall rates directly from market sales is as follows: 

  Ro = I/V 
  
 Where: Ro = Overall Capitalization Rate 
  I = Net Operating Income 
  V = Value (Purchase Price) 
   

RATES DERIVED FROM COMPARABLES 

I searched CoStar for recent office sales in the market with overall capitalization rates 
reported.  As shown below I found 48 sales in the last two years supporting rates 
between 4.95% and 8.31% with an average of 6.82% and a median of 7.00%.   
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I have also considered cap rates from recent apartment sales identified through CoStar 
as shown below.  The 87 closed sales show rates ranging from 4.00% to 8.50% with an 
average of 5.48% and a median of 5.25%.   
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NATIONAL SURVEY 

I have also considered a survey of National Market Indicators reported by Price 
Waterhouse Cooper as shown below.  This shows Overall Rates for Central Business 
District Office ranging from 3.75% to 7.50%, with an average of 5.52%.  It shows the 
rates for Apartments at 3.75% to 7.00% with an average of 5.10%.  These rates are 
supportive, but are not as reliable as the local market data. 

 
 
RealtyRates.com shows a similar range with 8.51% being the best indicator for office 
and 8.07% being the best indicator for apartments for 2019 overall and for 3rd quarter 
2019 those rates are 8.25% for office and 7.96% for apartments, suggesting both 
markets improving throughout 2019. 
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BAND OF INVESTMENT 

This method of assembling an overall rate is based on the basic components of a 
capitalization rate.  These are the return “of” and “on” the investment (payback 
financing) as well as the return “of” and “on” the equity (equity dividend rate).  The 
formula for deriving the overall rate by this method is shown below: 

  Ro = M x Rm + (1-M) x Re 
  
 Where: Ro = Overall Capitalization Rate 
  M = Loan to Value Ratio 
  Rm = Mortgage Constant 
  Re = Equity Dividend Rate 
  1-M = Equity Ratio 
   
In order to support the lending assumptions in the formula above, I have considered 
the following typical terms available in the market as summarized below in the lender 
survey.   

 
Local Lender/Developer Survey 

Mortgage Interest Rate: 6.00% to 9.00%  
Loan to Value Ratio: 60.00% to 85.00%  
Required Debt Coverage Ratio: 1.2 to 1.65 
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Amortization Term: 15 to 30 
Term of Loan: 
Loan Fee 

3 to 30 
1 percent of Loan Amount 

Equity Capitalization Rate 5% to 10% 
 

For the Equity yield rate I have considered the following breakdown. 

A comparison of rates must consider the risk, limited liquidity and burden of 
management associated with a real estate investment.  Risk associated with real estate 
investments include market risk from supply and demand factors and fluctuating 
rents, market risk from changes in functional requirements for improved properties, 
and mortgage interest rate risk.   

The yield rates from several alternative types of investments are summarized below.  I 
have focused on the Prime Rate, 5-year Treasury Note, 10-year Treasury Note, Aaa 
Bonds, Baa Bonds, and LIBOR. 

 

U.S. Treasury securities, such as U.S. Treasury bills and U.S. Treasury bonds, are the 
means by which the U.S. government borrows money and are issued regularly by the 
Federal Reserve.  They are considered risk-free because they are backed by the Federal 
government itself, are highly liquid and are exempt from state and local taxes.  These 
government bonds have significantly lower rates of return than do most real estate 
investments.   

Corporate bonds compare more closely to equity yield rates.  These bonds are the 
primary way corporations raise capital and are more risky than government bonds 
depending on the quality of the bond purchased.  The quality of the bond is rated by 
Moody’s Investor’s Service, Inc.  Moody’s measures the financial stability of the issuer 
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and rates the bonds from the best quality, which is rated Aaa to the lowest class of 
bonds, rated C.   

I conclude that Moody’s Baa corporate bonds are the most similar in terms of rate of 
return, liquidity and risk, to equity yield rates.  The Moody’s Baa corporate bond 
rating characterizes bonds of medium-grade quality, which are bonds that are neither 
highly protected nor secured.  These bonds are generally considered to be the lowest 
rated “investment grade” bond.  The security of these bonds appears adequate at 
present, but the capacity to repay can be weakened by adverse economic conditions.   

To derive an equity yield rate for the subject property I would add 3.00% to 5.00% to 
the Baa bond rate shown above to account for limited liquidity, management 
involvement and market risk.  This mark-up would result in a range of equity yield 
rates from 6.88% to 8.88% 

Based on the discussion above I conclude that the typical investor in the subject 
property would seek an equity yield rate of 7.00% to 9.00% for an all cash investment.   

The equity yield rate is used to determine the overall capitalization rate for the subject 
property in the Band of Investment technique. 

Based on the indications above, I conclude that an equity dividend rate of 9 percent is 
realistic on an equity representing 20 percent of the total investment.  Therefore, the 
overall rate utilizing the band of investment method with a mortgage ratio of 80 
percent, an interest rate of 6.50 percent per annum, an equity ratio of 20 percent, and 
an equity dividend rate of 10 percent is calculated below.  I note that the Rm was 
calculated first based on a 30 year mortgage to derive the mortgage constant. 

  (0.80 x 0.07585) + (0.20 x 0.09) = .08068 
 
  Ro = 7.87% 
 

DEBT COVERAGE FORMULA – OVERALL RATE 

The Debt Coverage Ratio is the ratio of net operating income to annual debt service 
and is typically imposed by the lender to protect their investment in the underwriting.  
The formula devised to determine an overall rate through the utilization of a debt 
coverage ratio is as follows: 

  Ro = DCR x Rm x M 
  
 Where: Ro = Overall Capitalization Rate 
  M = Loan to Value Ratio 
  Rm = Mortgage Constant 
  DCR = Debt Coverage Ratio 
   
Inserting the various mortgage terms described previously, results in an overall rate by 
the Debt Coverage Formula calculated as follows: 

  Low End: 1.20 x 0.07585 x 0.80 =   0.072816 
  High End: 1.65 x 0.07585 x 0.80 =   0.100122 
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  Indicated Range 7.28% to 10.01% 
 

CAPITALIZATION RATE CONCLUSION 

Typically, in an active commercial market an overall rate as abstracted from 
comparable sales is given the greatest weight in determining an appropriate 
capitalization rate.  Below is a summary of the capitalization rate findings. 

Office/Retail 

  Comparable Sales  4.95% to 8.31% with a median of 7.00% 
  PwC Survey   3.75% to 7.50%, with an average of 5.52% 
  Realty Rates   8.51% 
  Band of Investment  7.87% 
  Debt Coverage Ratio 7.28% to 10.01% 
 
Apartments 

  Comparable Sales  4.00% to 8.50% with a median of 5.25% 
  PwC Survey   3.75% to 7.00% with an average of 5.10% 
  Realty Rates   8.07% 
  Band of Investment  7.87% 
  Debt Coverage Ratio 7.28% to 10.01% 
 
The subject property has additional limitations and restrictions on the development 
and ownership of the site that are atypical for the market.  These added complications 
and risks have to be addressed in the analysis and the overall capitalization rate is the 
appropriate place to account for those factors.  I will therefore be relying on overall 
capitalization rates above the median rates. 

The best indication of an overall capitalization rate for the commercial building is 
6.85% if the CC&Rs were not involved.  I have increased this to 7.35% due to the 
CC&R impact. 

The best indication of an overall capitalization rate for the apartment building is 
5.10% if the CC&Rs were not involved.  I have increased this to 5.60% due to the 
CC&R impact. 
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PROJECTED COST OF PROJECT 

The final step of this analysis is to deduct the cost of constructing the project from the 
indicated value of the project derived through the income analysis.  The difference is 
what the developer can pay for the land and have the project remain feasible. 

I have relied heavily on the cost projections provided by the developer and checked 
those costs with the Marshall Swift Cost Estimating Service. 

The cost breakdown and supporting Marshall Cost Estimate is available in my file. 

I have also included a tenant upfit allowance based on $50 per square foot for the 
office building that would be required to convert the shell tenant space into functional 
leasable space. 

I therefore conclude on the following estimated cost for the project as proposed and 
required by the CC&Rs including typical soft costs and other related factors works out 
as follows: 

 Academy Park Office Cost Projection  $20,448,031 

  Tenant Upfit Cost Estimate    $5,095,000 

 Academy Park Apartments Cost Projection $41,402,711  
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DIRECT CAPITALIZATION CONCLUSION 

Based on the discussion above the estimate of stabilized income and expenses, the 
capitalization of the net operating income and an analysis of the financing criteria are 
presented on the following page. 

As described in the analysis, once the Value As Proposed is derived, I have subtracted 
$0 for the discount for the lease-up period due to a short lease-up period.  I have then 
subtracted the cost estimate, the increased site work cost estimate, the soft costs, and 
the developer’s profit to derive a value that the developer can then afford to pay for the 
land and parking in order to build this building.  Essentially, this is a feasibility test 
that I will compare to the unencumbered land value derived earlier in this report. 



102 
 

Kirkland Appraisals New Lots 1 and 2 at Cary Regional Library, Cary, NC 
 
 

Income Capitalization Approach
Fee Simple Analysis Based on Market Rents
Academy Park Commercial Building

0.82 Acres

Income & Expense Statement

Potential Gross Income Per Year Per Month

Office/Retail

101,900 s.f. x $28.50 per s.f. = $2,904,150 $242,013

Total Base Income $2,904,150 $242,013

101,900 s.f. $28.50 per s.f. (avg.)

Less:  Vacancy & Rent Loss

$2,904,150 x 6.00% $174,249 $14,521

Effective Gross Income (EGI) $2,729,901 $227,492

Less:  Operating Expenses

Management 5% EGI $136,495 $11,375

Real Est. Taxes 7.0% EGI $203,291 $16,941

Leasing Commiss.1% EGI $27,299 $2,275

Insurance 0.15 /s.f. $15,285 $1,274

Utilities 1.50 /s.f. $152,850 $12,738

Housekeeping 0.75 /s.f. $76,425 $6,369

Parking $75/Mo for 90 spaces $81,000 $6,750

Repairs & Maint. 0.45 /s.f. $45,855 $3,821

Capital Reserve 0.35 /s.f. $35,665 $2,972

Miscellaneous 0.25 /s.f. $25,475 $2,123

Total Expenses $799,640 $66,637

29.29% EGI $7.85 per s.f.

Net Operating Income $18.94 per s.f. $1,930,261 $160,855

Capitalization - Commercial Building

Net Operating Income ÷ Overall Capitalization Rate

$1,930,261 ÷ 7.35% = $26,262,054

Indicated Value As Stabilized $26,260,000

Less:  Discount for Lease Up Period $0

Indicated Value As Complete $26,260,000

Less:  Indicated Cost ($20,448,031)

Less:  Tenant Upfit Costs@$50/SF ($5,095,000)

Indicated Land Value $716,969

Rounded (Indication of Value) $720,000

 



103 
 

Kirkland Appraisals New Lots 1 and 2 at Cary Regional Library, Cary, NC 
 
 

Income Capitalization Approach
Fee Simple Analysis Based on Market Rents
Academy Park Residential Building

1.56 Acres

Income & Expense Statement

Potential Gross Income Per Year Per Month

Retail

17,500 s.f. x $21.50 per s.f. = $376,250 $31,354

Apartments

162,308 s.f. x $20.28 per s.f. = $3,291,606 $274,301

Total Base Income $3,667,856 $305,655

179,808 s.f. $20.40 per s.f. (avg.)

Less:  Vacancy & Rent Loss

$3,667,856 x 6.75% $247,580 $20,632

Effective Gross Income (EGI) $3,420,276 $285,023

Less:  Operating Expenses

Management 5% EGI $171,014 $14,251

Real Est. Taxes 7.0% EGI $256,750 $21,396

Insurance 0.30 /s.f. $53,942 $4,495

Utilities 0.80 /s.f. $143,846 $11,987

Contract/Adver 0.75 /s.f. $134,856 $11,238

Parking Deck $75/Mo for 160 spaces $144,000 $12,000

Repairs & Maint. 0.45 /s.f. $80,914 $6,743

Capital Reserve 0.35 /s.f. $62,933 $5,244

Miscellaneous 0.25 /s.f. $44,952 $3,746

Total Expenses $1,093,207 $91,101

31.96% EGI $6.08 per s.f.

Net Operating Income $12.94 per s.f. $2,327,069 $193,922

Capitalization - Apartment Building

Net Operating Income ÷ Overall Capitalization Rate

$2,327,069 ÷ 5.60% = $41,554,804

Indicated Value As Stabilized $41,550,000

Less:  Discount for Lease Up Period $0

Indicated Value As Complete $41,550,000

Less:  Indicated Cost ($41,402,711)

Indicated Land Value $147,289

Rounded (Indication of Value) $150,000
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REPORT CONCLUSION 

RECONCILIATION -- FINAL OPINION OF MARKET VALUE 

The indications of value arrived at by the various approaches are restated as follows: 

    New Lot 1 New Lot 2 
 Sales Comparison Approach 
  No CC&R Impact  $860,000 $1,495,000 
 
 Land Residual Technique  
  CC&R Impact Includes Parking Impact  $150,000 $720,000 
 
SALES COMPARISON APPROACH 

The Sales Comparison Approach provides a strong indication of value for the land with 
no CC&Rs and no requirement on parking space reservation expenses.  Given that the 
land will be sold subject to the CC&Rs and there will be a parking arrangement 
requiring ongoing payments for reserving parking spaces, this is more of a reference 
point for this analysis than a useful indication of the land value in this context.  The 
comparables are well situated and provide a good indication of land value if the 
property were not being marketed subject to these other limitations. 

LAND RESIDUAL TECHNIQUE 

This approach provides a strong indication of the value subject to the CC&Rs which 
requires the construction of a very specific set of buildings.  The costs are very well 
defined, which is typically the main limitation of applying this approach.  Given that 
the income stream is well supported and the costs are well supported, I consider this 
approach to provide a strong indication of what the developer can pay for the land and 
parking situation at this site. 

CONCLUSION 

Considering the value based on a traditional sales comparison approach does not 
work for property subject to significant CC&Rs unless you can find sales that are 
subject to similar CC&Rs.  As the CC&Rs for this site are very specific to this site then 
a land sales comparison approach would necessarily provide an unrealistic value as 
the land being sold does not have the same development rights as similar land in the 
area.  I have therefore shown a traditional sales comparison approach in this report to 
illustrate the value with no restrictions, but I have relied on a land residual valuation 
to determine the value of the site subject to the significant limitations of the CC&Rs. 

I conclude that the value of the subject property as of the date of appraisal is: 

    New Lot 1 New Lot 2 
 Market Value with CC&R Impact  $150,000 $720,000 
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MARKETING PERIOD AND EXPOSURE TIME 

Marketing Period/Exposure Time 
Marketing Period: 12 months 
Exposure Time: 12 months 
 

MARKETING PERIOD 

I project that if the subject property were put on the market at a price at or near the 
market value estimated above, the marketing period required to sell the property 
would be no more than 12 months.   

This time frame is based on conversations with local brokers, property owners, 
developers and other people knowledgeable with the market.   

The typical marketing strategy would involve listing the property for sale with a local 
commercial real estate broker knowledgeable in this sub-market.  The estimated 
market value anticipates that a real estate commission would be paid to sell the 
property, and the typical commission in this market could range from 4 percent to 10 
percent of the sales price, depending on the size and property type.  For the subject 
property I anticipate that the commission would be in the range of 5 to 6 percent of 
the sales price.  The typical listing agreement for this property would be between six 
and 12 months, with the likelihood of renewal depending on the level of service 
provided by the broker. 

EXPOSURE TIME 

The value estimated in this report presumes that the property has been exposed to the 
market prior to the date of appraisal for an adequate, sufficient and reasonable time 
and with adequate, sufficient and reasonable effort. 

Based on the discussion of marketing period presented above I estimate the 
appropriate exposure time to be 12 months.  This is the length of time the property is 
presumed to have been on the market prior to a hypothetical sale at the estimated 
market value.   
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CERTIFICATION -- RICHARD C. KIRKLAND, JR., MAI 

I certify that, to the best of my 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 are my personal, unbiased professional analyses, opinions, and conclusions; 

3. I have no present or prospective interest in the property that is the subject of this report and no personal 
interest with respect to the parties involved; 

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

5. My engagement in this assignment was not contingent upon developing or reporting predetermined results; 

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

7. The reported 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 Appraisal 
Practice of the Appraisal Institute; 

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

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

10. I have made a personal inspection of the property that is the subject of this report, and; 

11. No one provided significant real property appraisal assistance to the person signing this certification. 

12. As of the date of this report I have completed the continuing education program for Designated Members of 
the Appraisal Institute; 

13. I have performed no 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.  I 
have provided verbal updates on the status of this assignment at various times throughout 2019 and early 
2020.  I provided a written draft on January 25, 2020.  This update includes updated maps, images, CC&R 
specific language as well as updates in analysis supporting information with no change in value. 

Disclosure of the contents of this appraisal report is governed by the bylaws and regulations of the Appraisal Institute 
and the National Association of Realtors. 

Neither all nor any part of the contents of this appraisal report shall be disseminated to the public through advertising 
media, public relations media, news media, or any other public means of communications without the prior written 
consent and approval of the undersigned. 

  
Richard C. Kirkland, Jr., MAI 
State Certified General Appraiser 
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
Population Summary 

2000 Total Population 2,388,597
2010 Total Population 2,917,528
2017 Total Population 3,219,715

2017 Group Quarters 79,299
2022 Total Population 3,451,753

2017-2022 Annual Rate 1.40%
2017 Total Daytime Population 3,218,520

Workers 1,518,060
Residents 1,700,460

Household Summary
2000 Households 908,751

2000 Average Household Size 2.53
2010 Households 1,127,470

2010 Average Household Size 2.51
2017 Households 1,240,649

2017 Average Household Size 2.53
2022 Households 1,327,837

2022 Average Household Size 2.54
2017-2022 Annual Rate 1.37%

2010 Families 751,398
2010 Average Family Size 3.06

2017 Families 815,763
2017 Average Family Size 3.10

2022 Families 867,950
2022 Average Family Size 3.12
2017-2022 Annual Rate 1.25%

Housing Unit Summary
2000 Housing Units 999,768

Owner Occupied Housing Units 59.9%
Renter Occupied Housing Units 31.0%
Vacant Housing Units 9.1%

2010 Housing Units 1,250,976
Owner Occupied Housing Units 58.0%
Renter Occupied Housing Units 32.1%
Vacant Housing Units 9.9%

2017 Housing Units 1,380,968
Owner Occupied Housing Units 55.0%
Renter Occupied Housing Units 34.9%
Vacant Housing Units 10.2%

2022 Housing Units 1,485,164
Owner Occupied Housing Units 54.6%
Renter Occupied Housing Units 34.8%
Vacant Housing Units 10.6%

Median Household Income
2017 $53,127
2022 $59,504

Median Home Value
2017 $186,794
2022 $206,316

Per Capita Income
2017 $29,370
2022 $33,361

Median Age
2010 35.6
2017 36.8
2022 37.4

Data Note: Household population includes persons not residing in group quarters.  Average Household Size is the household population divided by total households.  
Persons in families include the householder and persons related to the householder by birth, marriage, or adoption.  Per Capita Income represents the income received by 
all persons aged 15 years and over divided by the total population.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.

April 07, 2018

©2018 Esri Page 1 of 7



Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
2017 Households by Income

Household Income Base 1,240,633
<$15,000 11.9%
$15,000 - $24,999 10.6%
$25,000 - $34,999 10.7%
$35,000 - $49,999 13.7%
$50,000 - $74,999 17.4%
$75,000 - $99,999 12.1%
$100,000 - $149,999 13.7%
$150,000 - $199,999 5.0%
$200,000+ 5.0%

Average Household Income $75,198
2022 Households by Income

Household Income Base 1,327,821
<$15,000 11.6%
$15,000 - $24,999 9.8%
$25,000 - $34,999 9.5%
$35,000 - $49,999 11.9%
$50,000 - $74,999 15.5%
$75,000 - $99,999 14.1%
$100,000 - $149,999 16.0%
$150,000 - $199,999 5.9%
$200,000+ 5.9%

Average Household Income $85,769
2017 Owner Occupied Housing Units by Value

Total 758,854
<$50,000 7.5%
$50,000 - $99,999 13.8%
$100,000 - $149,999 17.0%
$150,000 - $199,999 15.9%
$200,000 - $249,999 12.7%
$250,000 - $299,999 9.0%
$300,000 - $399,999 11.2%
$400,000 - $499,999 5.5%
$500,000 - $749,999 4.7%
$750,000 - $999,999 1.3%
$1,000,000 + 1.3%

Average Home Value $235,988
2022 Owner Occupied Housing Units by Value

Total 810,683
<$50,000 5.9%
$50,000 - $99,999 12.0%
$100,000 - $149,999 15.8%
$150,000 - $199,999 14.8%
$200,000 - $249,999 12.4%
$250,000 - $299,999 9.6%
$300,000 - $399,999 13.1%
$400,000 - $499,999 6.9%
$500,000 - $749,999 6.0%
$750,000 - $999,999 1.7%
$1,000,000 + 1.8%

Average Home Value $262,431

Data Note: Income represents the preceding year, expressed in current dollars.  Household income includes wage and salary earnings, interest dividends, net rents, 
pensions, SSI and welfare payments, child support, and alimony.  
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
2010 Population by Age

Total 2,917,528
0 - 4 7.1%
5 - 9 7.0%
10 - 14 6.8%
15 - 24 14.1%
25 - 34 14.1%
35 - 44 14.3%
45 - 54 14.2%
55 - 64 11.1%
65 - 74 6.4%
75 - 84 3.5%
85 + 1.3%

18 + 75.0%
2017 Population by Age

Total 3,219,715
0 - 4 6.5%
5 - 9 6.7%
10 - 14 6.7%
15 - 24 13.7%
25 - 34 13.9%
35 - 44 13.4%
45 - 54 13.2%
55 - 64 12.2%
65 - 74 8.4%
75 - 84 3.8%
85 + 1.5%

18 + 76.5%
2022 Population by Age

Total 3,451,753
0 - 4 6.4%
5 - 9 6.4%
10 - 14 6.6%
15 - 24 13.3%
25 - 34 14.0%
35 - 44 13.4%
45 - 54 12.3%
55 - 64 12.0%
65 - 74 9.4%
75 - 84 4.6%
85 + 1.5%

18 + 76.8%
2010 Population by Sex

Males 1,416,723
Females 1,500,805

2017 Population by Sex
Males 1,568,069
Females 1,651,646

2022 Population by Sex
Males 1,683,884
Females 1,767,869

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
2010 Population by Race/Ethnicity

Total 2,917,528
White Alone 60.9%
Black Alone 27.7%
American Indian Alone 0.9%
Asian Alone 3.0%
Pacific Islander Alone 0.1%
Some Other Race Alone 5.0%
Two or More Races 2.5%

Hispanic Origin 9.8%
Diversity Index 63.1

2017 Population by Race/Ethnicity
Total 3,219,715

White Alone 59.5%
Black Alone 27.2%
American Indian Alone 0.9%
Asian Alone 3.9%
Pacific Islander Alone 0.1%
Some Other Race Alone 5.5%
Two or More Races 2.9%

Hispanic Origin 10.8%
Diversity Index 65.3

2022 Population by Race/Ethnicity
Total 3,451,753

White Alone 58.2%
Black Alone 26.7%
American Indian Alone 0.9%
Asian Alone 4.7%
Pacific Islander Alone 0.1%
Some Other Race Alone 6.0%
Two or More Races 3.3%

Hispanic Origin 12.0%
Diversity Index 67.4

2010 Population by Relationship and Household Type
Total 2,917,528

In Households 97.1%
In Family Households 80.9%

Householder 25.8%
Spouse 18.5%
Child 30.9%
Other relative 3.7%
Nonrelative 2.1%

In Nonfamily Households 16.2%
In Group Quarters 2.9%

Institutionalized Population 1.2%
Noninstitutionalized Population 1.6%

Data Note: Persons of Hispanic Origin may be of any race.  The Diversity Index measures the probability that two people from the same area will be from different race/
ethnic groups.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
2017 Population 25+ by Educational Attainment
Total 2,139,503

Less than 9th Grade 4.8%
9th - 12th Grade, No Diploma 7.1%
High School Graduate 19.6%
GED/Alternative Credential 3.9%
Some College, No Degree 20.2%
Associate Degree 9.1%
Bachelor's Degree 21.4%
Graduate/Professional Degree 13.8%

2017 Population 15+ by Marital Status
Total 2,580,645

Never Married 33.4%
Married 50.3%
Widowed 5.5%
Divorced 10.7%

2017 Civilian Population 16+ in Labor Force
   Civilian Employed 93.9%
   Civilian Unemployed (Unemployment Rate) 6.1%
2017 Employed Population 16+ by Industry
Total 1,494,722
   Agriculture/Mining 1.4%
   Construction 6.9%
   Manufacturing 10.6%
   Wholesale Trade 2.4%
   Retail Trade 10.4%
   Transportation/Utilities 3.6%
   Information 1.7%
   Finance/Insurance/Real Estate 5.7%
   Services 51.9%
   Public Administration 5.4%
2017 Employed Population 16+ by Occupation
Total 1,494,722
   White Collar 63.7%
      Management/Business/Financial 15.2%
      Professional 25.9%
      Sales 10.4%
      Administrative Support 12.1%
   Services 16.8%
   Blue Collar 19.5%
      Farming/Forestry/Fishing 0.8%
      Construction/Extraction 4.9%
      Installation/Maintenance/Repair 3.2%
      Production 5.3%
      Transportation/Material Moving 5.3%
2010 Population By Urban/ Rural Status

Total Population  2,917,528
Population Inside Urbanized Area 57.4%
Population Inside Urbanized Cluster  12.3%
Rural Population 30.3%

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
2010 Households by Type

Total 1,127,470
Households with 1 Person 26.8%
Households with 2+ People 73.2%

Family Households 66.6%
Husband-wife Families 47.8%

With Related Children 22.2%
Other Family (No Spouse Present) 18.8%

Other Family with Male Householder 4.4%
With Related Children 2.6%

Other Family with Female Householder 14.4%
With Related Children 9.9%

Nonfamily Households 6.5%

All Households with Children 35.1%

Multigenerational Households 3.8%
Unmarried Partner Households 5.8%

Male-female 5.1%
Same-sex 0.7%

2010 Households by Size
Total 1,127,470

1 Person Household 26.8%
2 Person Household 33.1%
3 Person Household 17.0%
4 Person Household 13.6%
5 Person Household 5.9%
6 Person Household 2.2%
7 + Person Household 1.3%

2010 Households by Tenure and Mortgage Status
Total 1,127,470

Owner Occupied 64.4%
Owned with a Mortgage/Loan 47.7%
Owned Free and Clear 16.7%

Renter Occupied 35.6%
2010 Housing Units By Urban/ Rural Status

Total Housing Units 1,250,976
Housing Units Inside Urbanized Area 56.7%
Housing Units Inside Urbanized Cluster 12.3%
Rural Housing Units 31.0%

Data Note: Households with children include any households with people under age 18, related or not.  Multigenerational households are families with 3 or more parent-
child relationships. Unmarried partner households are usually classified as nonfamily households unless there is another member of the household related to the 
householder. Multigenerational and unmarried partner households are reported only to the tract level. Esri estimated block group data, which is used to estimate 
polygons or non-standard geography.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Community Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

Raleigh-Durha...
Top 3 Tapestry Segments

1. Southern Satellites (10A)
2. Middleburg (4C)
3. Up and Coming Families 

(7A)2017 Consumer Spending 
Apparel & Services:  Total $ $2,529,496,551

Average Spent $2,038.85
Spending Potential Index 94

Education:  Total $ $1,601,773,652
Average Spent $1,291.08
Spending Potential Index 89

Entertainment/Recreation:  Total $ $3,644,165,126
Average Spent $2,937.31
Spending Potential Index 94

Food at Home:  Total $ $5,950,236,199
Average Spent $4,796.07
Spending Potential Index 95

Food Away from Home:  Total $ $3,960,152,122
Average Spent $3,192.00
Spending Potential Index 96

Health Care:  Total $ $6,534,669,167
Average Spent $5,267.14
Spending Potential Index 94

HH Furnishings & Equipment:  Total $ $2,288,608,714
Average Spent $1,844.69
Spending Potential Index 95

Personal Care Products & Services: Total $ $925,551,723
Average Spent $746.02
Spending Potential Index 94

Shelter:  Total $ $18,586,443,288
Average Spent $14,981.23
Spending Potential Index 92

Support Payments/Cash Contributions/Gifts in Kind: Total $ $2,730,714,969
Average Spent $2,201.04
Spending Potential Index 94

Travel:  Total $ $2,324,456,307
Average Spent $1,873.58
Spending Potential Index 90

Vehicle Maintenance & Repairs: Total $ $1,262,242,544
Average Spent $1,017.41
Spending Potential Index 95

Data Note: Consumer spending shows the amount spent on a variety of goods and services by households that reside in the area.  Expenditures are shown by broad 
budget categories that are not mutually exclusive.  Consumer spending does not equal business revenue. Total and Average Amount Spent Per Household represent annual 
figures. The Spending Potential Index represents the amount spent in the area relative to a national average of 100.
Source: Consumer Spending data are derived from the 2013 and 2014 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Graphic Profile
Raleigh-Durham (Fayetteville) Prepared by Esri
Raleigh-Durham (Fayetteville) (560)
Geography: Designated Market Area (DMA)

2017 Population by Race2017 Population by Race
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