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June 24, 2011 
Efird File Number:  110795 
 

Mr. Jeremiah Crowe of iMortgage Services, LLC,  
c/o client, Branch Bank and Trust 
200 West 2nd Street, 4th Floor  
Winston Salem, NC  27101 

 

Subject: Real Property Appraisal - Summary Report  
An Existing Office Condominium Unit  
Morlake Executive Suites Condominium 
114 Morlake Drive, Suite 202,  
Mooresville, Iredell County, North Carolina  28117 

Dear Mr. Crowe: 

In compliance with your request, we have conducted an investigation and gathered data for the 
preparation of this Real Property Appraisal written in a Summary Report format of the real 
property as identified above for the purpose of estimating the Market Value “As Is” of the fee 
simple interest as well as a Liquidation Value (90 Days) of the subject property.  The Efird 
Corporation previously appraised the subject property on June 25, 2010 for $495,000, or $175.84 
per square foot, and on November 30, 2009 for $505,000, or $179.40 per square foot. 

The subject is a second floor 2,815-square foot general office condominium unit located within 
the Morlake Executive Suites Condominium development.  The subject was acquired by the 
present owner, Branch Banking and Trust Company, on September 2, 2010 for $446,000, or 
$158.44 per square foot, by foreclosure.  The subject was vacant as of the effective date of the 
appraisal as well as the effective dates of the previous appraisals.  The current owners have 
cleaned the unit, painted the walls, and installed new carpet.  According to the listing broker, Mr. 
Mark Burdette with Keller Williams Realty, there has been interest in the property with the most 
recent being a party interested in purchasing the unit for their therapist practice.   

The Declaration of Condominium states that the unit’s net rentable area is 2,815 square feet.  The 
subject is currently vacant and being marketed for sale at $499,900, or $177.58 per square foot, 
although the marketing package for the subject states that the unit size is 3,389 square feet with a 
listing price of $147.51 per square foot.  According to the Declaration of Condominium, the 
subject has an 8.33% undivided interest in the common elements which includes the entry way, 
stairs, elevator, restrooms, hallways, and parking areas. 

The subject’s building was constructed in 2005 as part of the Morlake Executive Suites 
Condominium Development.  Morlake Executive Suites Condominium Development is an 
upscale office complex consisting of three, two-story office condominium buildings that contain 
15,000 square foot each.  The development is located approximately ½ mile from Interstate 77 
Exit 36 in Mooresville, NC.  The development has visibility from Interstate 77.  Currently, 
available condominium units within the development are listed for $150.00 per square foot as 
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“cold dark shell” which means there are no interior walls, lighting, or HVAC within the available 
units with estimated upfit costs of $35.00 per square foot.   

At the request of the client, a report in summary format is being prepared under Standard Rule 2-
2 (b) of Standard 2 of the Uniform Standards of Professional Appraisal Practice.  This type of 
appraisal allows the appraisers to summarize information and results.  This appraisal report 
conforms to the requirements of the Uniform Standards of Professional Appraisal Practice 
(USPAP) of The Appraisal Foundation and the Appraisal Institute.   

Based on the analysis of data and conclusions as set forth in the following pages, it is our opinion 
that the market value of the fee simple interest of the subject property is as follows:  

Market Value “As Is” of as of June 15, 2011 
 

($480,000)  
 

Liquidation Value “As Is” as of June 15, 2011 
 

($290,000) 

 
 
Said valuation is subject to the Premises, Assumptions, and Limiting Conditions beginning on 
Page 5 of this report. The reader's attention is directed thereto as there are valuation 
contingencies that are important to the understanding of the value estimate.   

We have listed below a brief summary of any hypothetical conditions, extraordinary 
assumptions, and advisory statements salient to the valuation that may be of benefit to the client 
prior to the reading of this report. 

Hypothetical Conditions:   

 None 

Extraordinary Assumptions:  

 The subject’s unit size and pro-rata share of the common elements is taken from the 
Declaration of Executive Suites Condominium (Deed Book 1634, Page 1971) and Second 
Supplemental Declaration (Deed Book 1908, Page 729).  These documents state the unit 
size is 2,815 square feet with a pro-rate share of 8.33% of the common elements.  The 
appraisers did not measure the unit. It is an extraordinary assumption of this report that 
these are accurate. 
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Advisory Statements:    

 The remaining furniture (cubicles and desks) within the subject unit is considered 
personal property and not considered in the valuation. 

The narrative report that follows contains descriptions, data, and analysis that explain the 
appraisers’ method and reasoning in arriving at the estimate of value.  An executive summary, 
which is a synopsis of the findings and conclusions contained herein, is found on page 4 of this 
report. 

One original copy of our appraisal report is enclosed and an electronic copy of the report has 
been uploaded.  We appreciate the opportunity to provide this appraisal service to your firm.  
Please call us if you have any questions regarding this report. 

 

Respectfully submitted, 

   

 

 

 

Timothy F. Shaw 
Certified General Real Estate Appraiser  
NC- #A7155 
tim@efird-corp.com 

  

 

George H. Efird, Jr., MAI 
Certified General Real Estate Appraiser  
NC- #A231 

george@efird-corp.com 
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Certification of Value 

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 of this report, and are my personal, impartial and 
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 I have 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 in this assignment. 

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

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

7. I have performed a previous appraisal of the subject property within the three years 
prior to this assignment and have advised the client of such services. 

8. The reported analyses, opinions and conclusions were developed, and this report has 
been prepared, in conformity with the requirements of 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. 

11. No one provided significant professional assistance to the persons signing this 
certification. 

 
  
 

_____________________________    _____June 24, 2011________ 
Signature      Date 

Timothy F. Shaw     
Certified General Real Estate Appraiser NC- #7155 
tim@efird-corp.com 
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Certification of Value 

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 of this report, and are my personal, impartial and 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 I 
have 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 in this assignment. 

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

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

7. I have performed a previous appraisal of the subject property within the three years prior to this 
assignment and have advised the client of such services. 

8. 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, which include 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 not made an inspection of the property and am relying on the photographs and 
descriptions provided by Mr. Shaw.   

11. No one provided significant professional assistance to the persons signing this certification. 

12. As of the date of this report, I, George H. Efird, Jr., MAI have completed the continuing 
education program of the Appraisal Institute. 

 

_____________________________   ____June 24, 2011_____ 
Signature     Date 

George H. Efird, Jr., MAI 
Certified General Real Estate Appraiser NC - #A231 
george@efird-corp.com
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Executive Summary  

Following is a summary of important facts and conclusions contained in various sections of this 
report. 

Property Location: 114 Morlake Drive, Suite 202, Mooresville, Iredell County, 
NC  28117 

Property Ownership: Branch Banking and Trust Company 

Date of Valuation: June 15, 2011 

Date of Report: June 24, 2011 

Purpose of Appraisal: Estimate the Market Value "As Is” 

Property Rights Appraised: Fee Simple Interest  

Zoning: HB (Highway Business District) 

Improvements: An office condominium unit  

Size: 2,815 square feet (Based on Condominium Declaration) 

Condominium Site Gross Area: 4.60 acres or 200,376 square feet 

Tax Parcel Number: 4647-68-0356.202 

Assessed Value/ 2009 Taxes: $497,680  /  $6,893.53  

Percentage Ownership: 8.33% Undivided Interest in Common Elements (Based on 
Declaration) 

Present Use: Office condominium 

Highest and Best Use: Office development 

Value By: “As Is” 

   Income Capitalization Approach $465,000 

   Sales Comparison Approach $480,000 

Final Opinion of Value: $480,000 

Liquidation Value (90 Days) $290,000 
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Subject Photographs 

FRONT VIEW OF THE SUBJECT’S BUILDING REAR VIEW OF SUBJECT’S BUILDING 

INTERIOR VIEW OF SUBJECT INTERIOR VIEW OF SUBJECT 

  

INTERIOR VIEW OF SUBJECT` INTERIOR VIEW OF SUBJECT 
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Subject Photographs 

INTERIOR VIEW OF SUBJECT INTERIOR VIEW OF SUBJECT 

INTERIOR VIEW OF CONDO COMMON AREAS INTERIOR VIEW OF CONDO COMMON AREAS 

  

VIEW ALONG MORLAKE DRIVE VIEW ALONG BLUEFIELD ROAD 
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Premises, Assumptions and Limiting Conditions 

Legal Matters 

The legal description in this report is assumed to be correct, but it may not necessarily have been 
confirmed by a recent survey.  No responsibility is assumed in connection with a survey or for 
encroachments or overlapping or other discrepancies that might be revealed thereby.  Any sketches 
included in the report are only for the purpose of aiding the reader in visualizing the property and are not 
necessarily a result of a survey.  

The values estimated in this appraisal are gross, without consideration given to any encumbrance, 
restriction or question of title, unless specifically defined. 

No responsibility is assumed for matters legal in nature, nor is any opinion of title rendered. 

Unapparent Conditions 

The appraisers assume that there are no hidden or unapparent conditions of the property, subsoil or 
structures, which would render it more or less valuable than otherwise comparable property.  The 
appraisers are not experts in determining the presence or absence of hazardous substances, defined as all 
hazardous or toxic materials, waste, pollutants or contaminants (including, but not limited to, asbestos, 
PCB, UFFI, or other raw material or chemicals) used in construction or otherwise present on the property.  
Also, the appraisers assume that there is no surface or subsurface contamination that includes petroleum 
products, derivatives or other chemicals and/or elements considered hazardous.  The appraisers assume no 
responsibility for the studies of analysis that would be required to conclude the presence or absence of 
such substances or for loss as a result of the presence of such substances.  The client is urged to retain an 
expert in this field, if desired.  The value estimate is based on the assumption that the subject property is 
not so affected. 

The appraisers have made a personal inspection of the subject property.  All deficiencies are noted herein 
that were observed; however, the appraisers assume no responsibility for hidden or latent defects or for 
conformance with local codes that may affect occupancy or operational costs.  The appraisers assume no 
responsibility for the studies of analysis that would be required to conclude the presence or absence of 
such substances or for loss as a result of the presence of such substances.  The client is urged to retain an 
expert in this field, if desired.  The value estimate is based on the assumption that the subject property is 
not affected. 

Information and Data 

Information, estimates, and opinions furnished to the appraisers and contained in this report, were 
obtained from sources considered reliable and believed to be true and correct.  However, the appraisers 
can assume no responsibility for accuracy of such items furnished to the appraisers.  

All mortgages, liens, encumbrances, and servitude have been disregarded unless so specified within the 
appraisal report.  The subject property is appraised as though under responsible ownership and competent 
management. 
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Zoning, Licenses and Public Utilities 

There are no deed restrictions, zoning regulations, or restrictive covenants that would prohibit the total 
parcel from being utilized for its’ intended use as described herein. 

It is assumed that the subject property complies with all applicable federal, state and local environmental 
regulations and laws unless non-compliance is stated, defined and considered in the valuation. 

It is assumed that the information relating to the location of or existence of public utilities that has been 
obtained through a verbal inquiry from the appropriate utility authority, or has been ascertained from 
visual evidence is correct. 

If public utilities are not available, then it is assumed that a private or community system (water and 
sewage disposal) could be installed or is present.  It is further assumed that said system would conform to 
all local and state ordinances regarding the location and operation of same.  Also, it is assumed that said 
systems have adequate capacity to service the property at all times during any year and that operation 
costs conform to other systems constructed for similar use. 

General Limiting Conditions 

The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The appraisers have not 
made a specific compliance survey and analysis of this property to determine whether or not it is in 
conformity with the various detailed requirements of the ADA.  It is possible that a compliance survey of 
the property, together with a detailed analysis of the requirements to the ADA, could reveal that the 
property is not in compliance with one or more of the requirements of the Act.  If so, this fact could have 
a negative effect upon the value of the property.  Since the appraisers have no direct evidence relating to 
this issue, we did not consider possible non-compliance with the requirements of ADA in estimating the 
value of the property. 

This appraisal expresses our sole opinion of value and our compensation for same is not based upon the 
reporting of a predetermined value or conclusion. 

The appraisers' best efforts were made in estimating the gross area of the building. The measurements and 
areas included herein are believed to be accurate; however, said area may differ from the area as 
calculated by others.  The appraisers reserve the right to adjust the value estimate if areas contained in the 
report vary significantly from what is accepted as being the correct area estimate. 

This appraisal covers only the property described, and any values or rates utilized are not to be construed 
as applicable to any other property, however similar the properties may be. 

Unless otherwise stated, the value appearing in this appraisal represents our opinion of the Market Value 
or the value defined AS OF THE DATE SPECIFIED.  Market Value of real estate is affected by national 
and local economic conditions and consequently will vary with future changes in such conditions.  
Therefore, the appraisers assume no responsibility for economic or physical changes that occur after the 
date of appraisal. 

The appraisers are not required to give testimony, appear in court, or be deposed by any legal authority or 
avocation representing the client or any third party because of having made this appraisal unless 
arrangements have been previously made prior to the engagement of this appraisal by written affirmation 
as signed by the client and signature of this report. 
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Possession of the report does not carry with it the right of publication.  Out-of-context quoting from or 
partial reprinting of this appraisal report is not authorized.  Further, neither all nor any part of this 
appraisal report shall be disseminated to the general public by the use of media for public communication 
without the prior written consent of the appraisers signing this appraisal report. 

Disclosure of the contents of this report is governed by the By-Laws and Regulations of the Appraisal 
Institute.  Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraisers or the firm with which they are connected, or any reference to the Appraisal 
Institute or to the appraisal designations) shall be disseminated to the public through advertising media, 
public relations media, news media, sales media or any other public means of communications without 
the prior written consent and approval of the President of the Efird Corporation. 

The distribution of the total valuation in this report, between land and improvements, is applicable only as 
a part of the whole property.  The land value, or the separate value of the improvements, must not be used 
in conjunction with any other appraisal or estimate and is invalid if so used. 

No environmental or concurrency impact studies were either requested or made in conjunction with this 
appraisal report.  The appraisers thereby reserve the right to alter, amend, revise, or rescind any of the 
value opinions based upon any subsequent environmental or concurrency impact studies, research or 
investigation. 

Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing General 
Underlying Assumptions and General Limiting Conditions.  The appraisers' duties, pursuant to the 
employment to make the appraisal, are complete upon delivery and acceptance of the appraisal report.  
However, any corrections or errors should be called to the attention of the appraisers within 60 days of the 
delivery of the report. 

 

Specific Assumptions 

The appraisers reviewed a portion of the Declaration of Condominium for Morlake Executive Suites 
Condominium.  The appraisers assume that there are no objectionable clauses or language that would 
affect the purchasing decision of a typical buyer and the appraisers are assuming no liability for any legal 
issues or interpretations. 

The Morlake Executive Suites Condominium Development contains a total of 4.60 acres of gross land 
area and is assumed to be accurately represented by the recorded plat maps and legal descriptions.  The 
appraisers assume that a current survey of the property will confirm the site dimensions and areas stated 
herein and that there are no encroachments or undisclosed easements. 

No consideration is being given to personal property in the appraisal.  If the removal thereof will cause 
damage to the improvement then the appraisers reserve the right to amend value estimate; however, the 
exclusion of personal property, if any, will not impact the value estimate. 

This report is prepared for the sole use of the client and it may not, or any part thereof, be reproduced, 
stored in a retrieval system, or transmitted in any form by means, electronic or photocopy, without prior 
written consent from the President of  The Efird Corporation. 
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Premises of the Appraisal 

Report Preface 

Per your request, this report has been prepared which focuses on the appraisal of an office 
condominium unit located at 114 Morlake Drive, Suite 202 and is situated within Mooresville, 
Iredell County, North Carolina.  

This report is organized in four sections.  Each section is intended to communicate an accurate 
description, analysis, or opinions of the property under appraisement so as to present a defensible 
value conclusion in a manner that is meaningful to the client.  The sections of the report are 
described as follows: 

The first section contains the Letter of Transmittal, Certification, Executive Summary and the 
Premises, Assumptions and Limiting Conditions upon which the valuation is predicated.  It is 
recommended that the reader become thoroughly familiar with all premises and assumptions 
contained herein so that a better understanding of the value estimate will be realized upon review 
of the report.  This section also includes the Premises of the Appraisal.  This section contains the 
Report Preface that states, in general terms, the organizational format of the report.  Also, within 
this section the Purpose and Function of the Report is discussed along with the definition of the 
value to be estimated.  The Real Estate Interest Appraised section stipulates whether the fee 
simple estate, leased fee estate, or a fractional interest is to be appraised.  The final subheading in 
this section explains the Scope of the Appraisal and the extent of the data collection process. 

The second section identifies the property under appraisement and explores all geographic, 
neighborhood, and property characteristics specific to the appraisement of the subject property.  
This section is found in the report under the heading Presentation of Data. 

The third section is entitled Analysis of Data and Conclusions.  This section is an analytical and 
valuation section that discusses all present and alternative uses of the property that lay the 
foundation for the valuation of the property.  At the conclusion of the analysis, a Highest and 
Best Use is adopted with said use being the most profitable use of the subject.  After this topic, 
the valuation process begins.  The valuation process contains the various approaches to value 
that are deemed applicable to produce a supportable value conclusion.  The value indications are 
then reconciled into a final value conclusion with the appraisers' reasoning set forth in the 
Reconciliation of Value section. 

The fourth and final section contains the Addenda, which is a compilation of photographs, maps, 
comparable sales, leases and other salient data utilized in the preparation of the report. Specific 
reference will be made to same within the body of the report. 
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Purpose of the Appraisal  

The purpose of this report is to estimate the Market Value “As Is” of the fee simple interest in 
the subject real property as well as the Liquidation Value (90 Days). 

Market Value is defined as follows: 

“The most probable price paid in terms of money which a property should bring in a 
competitive and open market under all conditions requisite to a fair sale, the buyer and seller 
each acting prudently, knowledgeable, and assuming the price is not affected by undue 
stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and 
the passing of title from seller to buyer under conditions whereby: 

1. The buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and each acting in what he considers his 
own best interest; 

3. A reasonable time is allowed for exposure in the open market; 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 

5. The price represents the normal consideration for the property sold unaffected by special 
or creative financing or sales concessions granted by anyone associated with the sale.” 

Source:  The Department of the Treasury, Office of the Comptroller of the Currency, 12CFR Part 34, dated August 
24, 1990 (Section 34.42 Definitions)  

Liquidation Value is defined as follows: 

“The most probable price that a specified interest in real property should bring under the 
following conditions: 

 Consummation of the sale within a short time period; 

 The property is subject to market conditions prevailing as of the date of valuation; 

 Both buyer and seller are acting prudently knowledgeably; 

 The seller is under extreme compulsion to sell; 

 Both parties are acting in what they consider to be their best interests; 

 A normal marketing effort is not possible due to the brief exposure period; 

 Payment will be made in cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 
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 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.” 

Type of Value Being Reported 

The appraisers have been requested to prepare a report based upon specific valuation conditions 
as follows:  

The Market Value "As Is" is defined as: 

 An estimate of the market value of the property in the condition observed upon inspection 
and as it physically and legally exists without hypothetical conditions as of the date the 
appraisal is prepared. 

Marketing Period 

The marketing period for property such as the subject is variable depending on many factors 
such as the extent of market exposure, the asking price, the availability of financing and the 
number of competitive offerings. For the purpose of this appraisal, it is assumed that a 
reasonable time is allowed for exposure in the open market subsequent to the specified date of 
value. Although the market period is variable, we are of the opinion that, properly promoted, the 
subject property could be sold within twelve months if offered for sale on the open market.  

Exposure Time 

The following definition of exposure time is used in this appraisal: 

“The estimated length of time the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at market value 
on the effective date of the appraisal; a retrospective estimate based upon an analysis of 
past events assuming a competitive and open market.”1 

Exposure time is always presumed to precede the effective date of the appraisal.2  However, 
exposure time is not intended to be a prediction of a date of sale or a one-line statement. Instead, 
it is an integral part of the appraisal analysis and is based on one or more of the following: 

 Statistical information about days on the market; 

 Information gathered through sales verification; and 

                                                 

1
 Statement on Appraisal Standard No. 6, Appraisal Standards Board of The Appraisal Foundation, September 19, 1992. 

2
 Exposure Time differs from Marketing Time, which is the period of time estimated to sell a property interest in real estate at 

the estimated market value during the period immediately after the effective date of the appraisal. 
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 Interviews of market participants. 

The reasonable exposure period is a function of price, time, and use, not an isolated estimate of 
time alone. Exposure time is different for various types of real estate and under various market 
conditions. 

A reasonable period of time for exposure to the market is considered to be twelve months as 
evidenced by the marketing times of competing properties where sales have been affected.  This 
exposure time is considered to be a reasonable marketing period that occurs before the effective 
date of appraisal.   

Intended Use and Identification of Client 

The function of this report is to assist the client, iMortgage Service, LLC, c/o client, Branch 
Bank and Trust, in the evaluation of the property for mortgage lending purposes, determining 
their loan-to-value position for credit underwriting purposes. 

The appraisers have prepared this report for the sole use of the client with no third party use 
authorized.  It is our understanding that the report will be utilized in the underwriting process of 
making a collateralized mortgage loan.   

Date of Valuation and Date of this Report 

The effective date of the “As Is” valuation is June 15, 2011.  This report is dated June 24, 2011. 

Inspection of the Property 

Timothy F. Shaw made and exterior inspection of the subject on June 15, 2011.  George H. Efird, 
Jr., MAI did not make an inspection of the property, but is relying on Mr. Shaw’s notes.  

Real Estate Interest Appraised 

Ownership of real property consists of a “bundle of rights” whereby each of these rights can be 
conveyed to another party.  A property owner who holds title to the entire “bundle of rights” is 
said to own the property in fee simple.  If said property owner transfers the right of occupancy 
via a lease, the owner’s legal estate is known as a leased fee estate.  Moreover, the fee simple 
owner can transfer other rights where partial or fractional interests are created.  For the purposes 
of this appraisal, the client has requested that the following estate or interest be appraised.   

Fee Simple Estate is defined as: 

 "Absolute ownership unencumbered by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, police 
power, and escheat." 
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Source: (The Appraisal of Real Estate, Thirteenth Edition - Appraisal Institute - 2008) 

Another definition of fee simple as defined by (The Dictionary of Real Estate Appraisal - Fourth 
Edition, 2002) is: 

"A title that signifies ownership of all the rights in a parcel of real property subject only 
to limitations of the four powers of government." 

Scope of the Appraisal 

In the appraisement of the subject property, an investigation was made of all pertinent data 
necessary for the completion of this report.  The data gathered was both general and specific in 
nature and was obtained from both private and public sources.  For analytical purposes, general 
data relates to locational and economic characteristics of the general area, while specific data 
relates to the subject property.  At the request of the client, a Summary Report format is being 
prepared under Standard Rule 2-2 (b) under Standard 2 of the Uniform Standards of 
Professional Appraisal Practice.  This type of appraisal allows the appraisers to summarize 
information and results.   

At the conclusion of the data search, a review of the quality, quantity and appropriateness of the 
data was undertaken.  The data considered most reflective of current market conditions was 
chosen and then confirmed for accuracy.  The relevant data used in the application of the 
approaches to value is used in the different methods to estimate the value of the property.  All 
approaches to value are market oriented. 

Typically, there will be a divergence of value indications that will be reconciled by analysis of 
the appropriateness of each approach.  A "point estimate" or single value conclusion is then 
adopted as the appraisers' final estimate of value, which concludes the appraisal process.  This 
reconciliation of value recognizes the interrelationships and interdependence that exists between 
the approaches to value. 

In the preparation of this report, Mr. Shaw contacted various agents for data verification.  These 
included real estate agents, etc.  Mr. Shaw also investigated a number of other sources such as 
courthouse records, appraiser files and published data sources in the gathering of information 
while writing this report.  The major data sources that the appraisers relied upon are shown 
below. 

 Neighborhood Analysis - This analysis was written from a compilation of data obtained 
from the Chamber of Commerce, the Charlotte Observer, and inspection of the area. 

 Site Descriptions and Analysis - This analysis was written after the appraisers reviewed tax 
maps, the recorded plat maps, legal descriptions and inspected the site. 

 Improvement Description and Analysis - This analysis was written from information 
gathered during an inspection of the property and from a review of the recorded plat, tax 
records, and materials provided by the developer.  



 

 
EFIRD CORPORATION PAGE 15 

 Rental Data - This information was provided by real estate professionals and confirmed by 
the parties involved in the lease agreements when possible. 

 Market Data - Market Sales data was obtained from Iredell County public records, The 
Efird Corporation Database, CoStar, the Charlotte Regional Commercial Property Exchange, 
local real estate professionals, and confirmed by a party involved in each transaction when 
possible.   

The results of our market investigation from all described sources produced sufficient data for 
the appraisal of the subject using the Income Capitalization Approach and Sales Comparison 
Approach to estimate the fee simple interest. As the subject is part of a condominium building 
with ownership interest that cannot be easily segregated for cost estimation, the Cost Approach is 
not applicable.  Hence, said approach was deleted from this report. 



 

 
EFIRD CORPORATION PAGE 16 

 Presentation of Data 

Identification of the Property 

Neighborhood Analysis 

Title and Legal Data 

Real Estate Tax Data 

Zoning 

Description of the Site 

Description of the Improvements 
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Identification of the Property 

The property under appraisement consists of a second floor office condominium unit located at 
114 Morlake Drive, Suite 202 of the Morlake Executive Suites Condominium complex that is 
situated in Mooresville, North Carolina.  The subject is identified as tax parcel number 4647-68-
0356.202 as found in the Iredell County Tax Assessor’s Office. 

For the purpose of this appraisal, the real estate under appraisement is identified as being the site 
and existing improvements located thereon with the exception of the trade fixtures contained 
within the building except the existing cubicle walls and desks.  The trade fixtures or personal 
property being included will be listed below if applicable.  

Trade fixtures:   None  

 

 

Subject 
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Aerial Location Map 

 

 

Subject 
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Location Map 
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Neighborhood Analysis 

Land may be characterized by its immobility, durability and uniqueness.  Therefore, the location of 
a parcel of real estate has a significant influence on its value.   

The fourth edition of The Dictionary of Real Estate Appraisal defines a neighborhood as a “group of 
complementary land uses.”  A neighborhood generally has a commonality of the social, economic, 
governmental and environmental influences that impact the values and land uses within that 
specified area.   

In describing the neighborhood characteristics, the appraisers have analyzed the forces that 
directly impact the values in the area.  Said influences have been categorized and discussed as 
they will affect the value trends and market perceptions of the subject area. 

Location 

One of the primary influences on value is the property's location.  As stated in The Appraisal of 
Real Estate, Thirteenth Edition: 

 “Location represents the time-distance relationships, or linkages, between a property or 
neighborhood and all other possible origins and destinations of people going to or 
coming from the property or neighborhood”. 

Neighborhood Boundaries 

North Byers Creek

South River Highway (NC Highway 150)

East Bluefield Road / Clencoe Road

West Interstate 77

 

The neighborhood is a well established area in Mooresville that contains a mixture of 
commercial, office, and residential uses.  The subject neighborhood contains multiple retail 
centers as well as some big box retail users such as BJ’s Membership Club and Lowe’s.  Primary 
access to the neighborhood is from River Highway (NC Highway 150).  River Highway (NC 
Highway 150) provides the neighborhood access to Interstate 77 and areas of Mooresville to the 
east and areas of Lake Norman to the west.  Major land uses in the neighborhood include 
Morlake Self Storage, BJ’s Membership Club, Lowe’s Home Improvement, The Carriage Club, 
Victory Lanes Bowling Alley, Mooresville Crossing shopping center, CVS, Walgreens, Martin 
Crossing shopping center, Port Village shopping center, and Hampton Inn Suites. 

 

 



NEIGHBORHOOD ANALYSIS, CONTINUED 
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The following map represents the subject’s neighborhood.  The neighborhood is outlined in 
yellow. 

Neighborhood Map 

 

In summary, the subject neighborhood is located in an established area with good Interstate 
access and good access to Charlotte and the surrounding region.  The neighborhoods economic 
base is projected to increase as vacant tracts are developed in the neighborhood.  Based upon 
current trends, it is anticipated that the subject neighborhood should continue to grow into the 
foreseeable future and that property values should be stable to increasing.  

Nuisances and Locational Obsolescence 

Inspection of nearby properties and the subject neighborhood revealed no unusual hazards or 
nuisances that would measurably influence the value of the subject property or create any form 
of locational obsolescence. 
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Title and Legal Data 

Title to the subject property along with other real property in the condominium complex is held 
by a North Carolina Warranty Deed as recorded in Deed Book 2079, Page 2374 as located in the 
Office of the Register of Deeds for Iredell County.  Salient data as found in said deed is shown 
below. 

 Date of Deed: September 2, 2010 

 Deed Reference Book 2079, Page 2374 

 Present Owner/Grantee: Branch Banking and Trust Company  

 Previous Owner/Grantor: Noble Real Estate & Consulting, LLC 

 Revenue Stamps: $892.00 

 Purchase Price $446,000, or $158.44 per square foot 

 Confirmed by: Deed 

Legal Description 

A copy of the deed and the legal description is included in the addenda of this report.  

Property History Comments 

The subject was transferred to Branch Banking and Trust Company from Noble Real Estate & 
Consulting, LLC on September 2, 2010 for $446,000, or $158.44 per square foot, as recorded in 
Deed Book 2079, Page 2374 of the Iredell County Register of Deeds Office.  As previously 
stated, this transaction represents a foreclosure. 

Previously, Noble Real Estate & Consulting, LLC acquired the subject from Insource Holdings, 
LLC on January 11, 2008 for $625,000 or $222.03 per square foot as recorded in Deed Book 
1911, Page 250 of the Iredell County Register of Deeds Office.  Insource Holdings, LLC 
purchased the subject from Morlake Executive Suites, LLC $571,000 or $202.84 per square foot 
on April 8, 2005.  This transaction is recorded in Deed Book 1636, Page 1393 of the Iredell 
County Register of Deeds Office.  This transaction represents the purchase of an upfit office 
condominium. 

The appraisers could find no other transfers of the subject property within the past three years.  

Encumbrances, Deed Restrictions and Title Defects 

The subject property is part of the Morlake Executive Suites Condominium development and is 
subject to the covenants and restrictions recorded in connection with the development.  The 
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appraisers reviewed a portion of the Declaration of Condominium for the Morlake Executive 
Suites Condominium (Deed Book 1634, Page 1971).  We are assuming that there are no 
objectionable clauses or language that would affect the purchasing decision of a typical buyer 
and the appraisers are assuming no liability for any legal issues or interpretations.   This 
agreement states that, due to groundwater contamination, the site can only be used for 
commercial uses.  The appraisers are not rendering an opinion as to the legal nature of ownership 
or conditions thereof.  If furnished restrictions by the client or owner, then same has been 
reviewed by the appraisers with any unusual clauses or conditions noted and being described 
herein.  However, the client should rely on attorneys for the interpretation and certification of 
property conformance with all matters of record. 
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Real Estate Tax Data 

The subject is identified as tax parcel number 4647-68-0356.202 as listed by the Iredell County 
Tax Assessors Office.  The property is located within the town limits of Mooresville and Iredell 
County and subject to taxes levied by these bodies.  The following table summarizes the 
subject’s estimated 2010 tax assessment. 
 

Est. Land Assessment $87,860

Est. Improvement Assessment $377,270

Estimated Total Assessment $497,680

 

Estimated 2010 Tax Rates per $100 of Assessed Value 

Est. 2010 Iredell County Tax Rate 0.445

Est. 2010 Mooresville Town Tax Rate 0.580

Est. Mooresville School District 0.135

Est. Total 2010 Tax Rate 1.160

Est. 2010 Subject’s Tax Liability (=Assessment/100*Tax Rate) $6,893.53
 

The tax burden for the property is calculated using the rate of 1.160 per $100 of assessed value 
for the Town of Mooresville, Iredell County and the Mooresville School District.  The 2010 taxes 
have been paid.  Based on the current fiscal condition of the national, state, and local 
governments, it is anticipated by the appraisers that the tax rates will increase and property 
revaluations will become more frequent.  Therefore, the tax burden should continue to increase 
for real estate.  
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Zoning 

The subject’s property is zoned HB (Highway Business District) by the Town of Mooresville.  
Permitted uses include, but are not limited to, office, retail, restaurant with and without drive-
thru’s, and institutional uses.   

The definitions and requirements of HB (Highway Business District) zoning were prepared by 
the Mooresville Planning Board are set forth below. 

 

 “The Highway Business (HB) District is established and intended to provide 
lands for business uses that provide goods and services to residents of the region 
and entire community, including shopping centers and large retail establishments 
located along highways and adjacent to highway interchanges.  The district 
provides for the location of auto-oriented and auto-dependent uses in addition to 
service-oriented uses that provide support to the surrounding regions.  The 
district should typically be located along growth corridors as identified in the 
Comprehensive Land Use Plan.” 

  Dimensional Requirements for the HB District  

Minimum Lot Width None

Minimum Front Yard 30 Feet

Minimum Side Yard 10 Feet

Minimum Rear Yard 10 Feet 

After review of the requirements and property/site characteristics, it is the opinion of the appraisers 
that the subject’s existing use is a legal use. 

Parking Requirements 

The subject is an existing office condominium unit that has shared parking in the common area 
of a condominium development. The appraisers assume that the improvements comply with the 
approved site plan and that the improvements conform to the current zoning requirements.  

Zoning Disclaimer  
The appraisers researched the zoning ordinances and regulations in regard to the subject 
property's conformance with same.  It is the appraisers' opinion that the existing use is a legal, 
non-conforming use; however, the appraisers are not guaranteeing or certifying to said 
conformance. 
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Public and Private Restrictions 

The subject property is part of the Morlake Executive Suites Condominium development and is 
subject to the covenants and restrictions recorded in connection with the development. The 
appraisers have reviewed a portion of the restrictions for Morlake Executive Suites 
Condominium (Deed Book 1634, Page 1971) and discovered no objectionable clauses or 
language that would affect the purchasing decision of a typical buyer; however, the appraisers 
assume no liability for any legal issues or interpretations.  

The appraisers have not researched title, restrictions or other legal documents to verify 
compliance.  Moreover, the appraisers are not rendering an opinion as to the legal nature of 
ownership or conditions thereof.  The client should rely on attorneys for the interpretation and 
certification of property conformance with all matters of record. 



 

 
EFIRD CORPORATION PAGE 27 

Description of the Site 

The condominium site description that follows is based on a personal inspection of the site, 
review of the recorded plat maps, and a review of maps reproduced from public records.  The 
subject is located at 114 Morlake Drive, Suite 202 in the Morlake Executive Suites 
Condominium development, which is in Mooresville, Iredell County, North Carolina.  The 
following is an outline of the relevant information for the site. 

Total Site Area: 4.60 acres or 200,376 square feet of gross land area – from plat maps 

Frontage: 310.89 linear feet along Morlake Drive and 873.51 linear feet along 
Bluefield Road for the entire complex 

Shape: Irregular 

Location: 114 Morlake Drive, Suite 202, Mooresville, Iredell County, North 
Carolina. 

Access: Access to the complex is via Morlake Drive and Bluefield Road.  This is 
considered to be adequate for the typical user. 

Easements: There is a sanitary sewer easement along the southern and southeastern 
portions of the site. of the Morlake Executive Suites Condominium 
complex.  Typical utility easements are assumed to exist.  It is our 
opinion that the easements do not affect the marketability of the subject 
property. 

Topography: The entire site is generally level. 

Soil Type: The appraisers are assuming that there are no adverse conditions present 
in the soil or subsoil.  See Environmental Hazards below. 

Drainage: Appears adequate. 

Utilities: All municipal services and utilities are connected to the site. 

Present Use: Office condominium unit 
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Environmental 
    Hazards: 

There are no known hazards that were observed at the time of physical 
inspection; however, no opinions are being rendered that said 
conditions do not exist and if present, the appraisers reserve the right 
to amend the value estimate.  The reader is referred to the Premises, 
Assumptions and Limiting Conditions of this report, which states the 
conditions under which this report was prepared.  Specific reference is 
made to the paragraph entitled Unapparent Conditions.  

Flood Plain: The subject site is depicted on Flood Map Number 3710464700J dated 
March 18, 2008.  The Flood Plain Map does not show a special flood 
zone affecting the subject site, which is in Zone X.  A copy of the 
Flood Plain Map is located at the end of this section. 

Street Improvements 

Morlake Drive is a private road along the southern portion of the site that provides two lanes of 
moving traffic.  This road is maintained by the Morlake Executive Suites Condominium 
Association.  Bluefield Road is asphalt paved and provides for two lanes of moving traffic and is 
municipally maintained.  The owners association also maintains the parking areas. 

Public or Private Improvements 

It is the understanding of the appraisers that there are no present or anticipated public or private 
improvements that will affect the site. 

Site Description Summary 

In concluding the site analysis, the appraisers are not aware of any site conditions that would 
prohibit the maximum utilization of the property.  The site is of adequate size and possesses the 
physical characteristics to support the improvements.  Therefore, the site has no disadvantages 
known to the appraisers that would prohibit it from being utilized for its office condominium use. 
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Recorded Plat 

 

Flood Map 

Subject
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Subject 
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Description of the Improvements 

The subject consists of an office condominium unit located at 114 Morlake Drive, Suite 202.  
According to the Declaration of Condominium, the subject has an 8.33% undivided interest in 
the common areas.  The interior building common areas include an entry way, stairs, elevator, 
restrooms, and hallways.  From an inspection of the property, the following data regarding the 
building area and the physical characteristics of the improvements are set forth as follows: 

Gross Usable Building Area: 2,815 Square Feet – According to Declaration 

Chronological Age: 6 Years – built in 2005. 

Effective Age: 3 Year – based upon observation and comparison with 
buildings of similar age and construction. 

Economic Life: 40 Years – obtained from the Marshall Swift Valuation 
Service and supported by market-accepted lives of 
similar improvements. 

Est. Remaining Economic Life: 37 Years 

Quality: The quality rating is considered to be good as this 
building was recently converted 

Functional Utility: Average - based on current rent levels and locational 
attributes. 

Building Specifications  

Foundation: Concrete slab floor system 

Exterior Walls: Brick 

Roofing: Hip, shingled 

Windows: Double paned windows in wood frames  

Doors: Solid wood in metal frames 
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Interior Specifications 

Floor Covering: Carpet throughout the unit and with vinyl composition tile in 
break room and restroom 

Interior Walls: Painted drywall 

Ceilings: 2’ x 2’ acoustic ceiling tiles 

Lighting: 2’ x 4’ recessed fluorescent lighting 

HVAC: HVAC system for heating and cooling 

Plumbing: Adequate 

Restrooms: The restrooms are located in the common areas. 

Condition: Good 

Functional and Locational Obsolescence 

The functional utility of the condominium unit’s floor plan is adequate to satisfy current market 
demands.  The appraisers observed no factors outside the property’s boundaries that would affect 
the property.  Hence, no locational obsolescence will be applied in the valuation section. 
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Floor Plan 
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Analysis of Data and Conclusions 

Highest and Best Use Analysis 

Market Forecast 

Valuation Process  

 Income Capitalization Approach  

 Sales Comparison Approach  

Reconciliation of Value 
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Highest and Best Use Analysis 

As the purpose of this appraisal is to estimate the market value of the property, the highest and 
best use of the property must be estimated, as it is that use which will drive and shape the value 
of the property when exposed to market forces.  The competitive forces in the market will 
determine the most profitable use of the subject property, which is affected by the surrounding 
land use patterns.  Highest and Best Use may be defined as follows: 

“The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and that 
results in the highest value.  The four criteria the highest and best use must meet are 
legal permissibility, physical possibility, financial feasibility, and maximum 
profitability.” 

(The Dictionary of Real Estate Appraisal, Fourth Edition, Appraisal Institute, Chicago, IL) 

In appraising properties with existing improvements located thereon, the reader should be aware 
of two important concepts.  The first premise is that all land is appraised as if vacant which 
assumes that the site can be made vacant by demolishing the improvements.  The second premise 
considers that the highest and best use of the land as vacant may differ from that of the existing 
use of the property as currently improved.  The existing use or interim use will continue until the 
value of the vacant land exceeds the property value. 

Highest and Best Use Analysis “As Vacant” 

The condominium complex site has an irregular shape and contains 4.60 acres of land area and is 
zoned HB, Highway Business District, allowing office and commercial uses.  A zoning change is 
not likely in the foreseeable future.  Legally possible uses that are also physically possible are for 
office and commercial uses.  As a result of economic conditions, it is likely that the vacant site 
would eventually be developed.  Although current demand is not at the high level it has been the 
past few years, there is evidence that demand for office and retail uses in the subject's location 
should increase in the future to a level where it would be financially feasible.  Hence, the 
maximally productive and highest and best use of the subject site as though vacant is to hold for 
speculative future office development.   

Highest and Best Use Analysis “As Improved” 

It is our opinion that demolition of the existing improvements and redevelopment of the site 
would not achieve a higher return on the land.  Therefore, the appraisers have concluded that the 
highest and best use of the subject is for its current use of an office condominium. 
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Market Forecast 

Market Forecast Summary 

Projected Property Marketing Period:  Twelve Months 

Projected Property Lease-Up Period:  Twelve Months 

Typical Purchaser Profile:  Owner-occupant 

 

Typical Financing Terms 

Term of Loan: Permanent financing over fifteen (15) year term - Fifteen year term is typically 
comprised of three (3) five (5) year terms 

Interest rate:  Floating rate of 1% to 1.5% over prime rate 

Loan to value ratio:  50% to 80% 

 

Typical Sales Commission 

The appraisers spoke with brokers in the area regarding the typical commissions paid for 
transactions the size and value of the subject property.  The typical sales commission for office 
properties in the Mooresville market is 3% to 6% of the sales price. 
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Valuation Process 

The valuation process involves the classification and analysis of data gathered in the data 
collection process as described in the Scope of the Appraisal found in this report.  The data is 
organized by type and presented in a format designed to produce a logical value conclusion that 
is supported by the acquired data.  Appraisers in the estimation of market value may use three 
basic approaches.  These three approaches provide data from the market from three different 
sources when all are available.  These three approaches are the Cost Approach, the Income 
Capitalization Approach, and the Sales Comparison Approach.   

The Cost Approach – Not Applied 

This approach involves the separate valuation of the site, which is added to the depreciated value 
of the improvements.  The improvements are valued based on their cost new to construct less 
accrued depreciation.  The Cost Approach premise is based on the principle of substitution, 
which implies: 

“That when several similar or commensurate commodities, goods, or services are 
available, the one with the lowest price attracts the greatest demand and widest 
distribution.” 

(The Appraisal of Real Estate, Thirteenth Edition)   

The Cost Approach is most applicable when new or recently constructed improvements are 
located on a site.  The credibility of this approach diminishes with older properties that have 
experienced a substantial amount of accrued depreciation.  In addition, lesser weight is given to 
this approach when the availability of similar land sales is limited.  In conclusion, the Cost 
Approach produces a reliable indicator of value when the improvements are relatively new and 
represent the highest and best use of the site in when considered in conjunction with similarly 
situated land sales. 

The Income Capitalization Approach 

This approach is fundamental to the valuation of income producing property.  The premise of 
this approach is based on the principle of anticipation, which states that: 

“Value is created by the expectation of benefits to be derived in the future.” 

(The Appraisal of Real Estate, Thirteenth Edition) 

The principle of anticipation is based on the market's perception of future benefits to be received 
from ownership.  The Income Capitalization Approach uses techniques and methods that 
translate or convert these future benefits into a value estimate. 

In the estimate of market value, the future benefits are defined as the rights to receive the profits 
from ownership and the proceeds from resale.  The measure of profits is determined by the 
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analysis of the effective gross income less costs of ownership.  Techniques utilized in this report 
will focus on the conversion of the income or rents after expenses have been subtracted 
therefrom.  Hence, the net income will be discounted into a value estimate.  The appraisers have 
chosen a Direct Capitalization Method for use in this report; this methodology will be explained 
in the Income Capitalization Approach found in this section.   

The Sales Comparison Approach 

This approach has as its premise a comparison of the subject property with others of a similar 
design, utility, and use that have sold in the recent past.  To indicate a value for the property, 
adjustments are made to the comparables for differences with the subject.  The Sales Comparison 
Approach assumes that there is a direct relationship between the value of the subject and the 
prices of similar properties.  The principles fundamental to this approach are supply and demand, 
substitution, balance and externalities.  The credibility of this approach is diminished when there 
is a lack of similar data available for comparison.  When sufficient reliable data has been 
gathered, the data is then analyzed based on the elements of comparison which include: 

1. Real Property Rights Conveyed; 

2. Financing Terms; 

3. Conditions of Sales; 

4. Date of Sale; and 

5. Physical Characteristics 

Where the comparable sales differ from the subject, adjustments are made to the sales for the 
variance.  Typically, adjustments are made on a percentage or rounded dollar basis to a unit of 
comparison.  A unit of comparison is a common denominator chosen for ease of comparison.  
Most often, properties are analyzed based on a price per square foot, per room, per unit or per 
acre. 

After the comparable sales have been compared to the subject with adjustments applied for 
divergences, a range of indicated values for the subject property is produced.  This indicated 
range of values is then reconciled into a single value conclusion or “point estimate.” 

Reconciliation of Report Conclusions 

After the appraisers have gathered, analyzed and applied the data pertinent to solving the 
appraisal problem, a final opinion of value is adopted.  The final value conclusion is the result of 
reconciliation. 

“Reconciliation is the analysis of alternative conclusions to arrive at a final value 
estimate.” 
 
(The Appraisal of Real Estate, Thirteenth Edition) 
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This process involves the appraisers examining the appropriateness of each approach, the 
accuracy of data application and the quantity of evidence available for analysis.  After the 
relevancy and reasonableness of all conclusions have been considered, the appraisers then arrive 
at a "point estimate" or final value conclusion. 

Method of Valuation 

As the report is being written in a Summary Report format, the appraisers would like to advise 
the client that all data and analysis contained within each valuation approach has an abbreviated 
level of presentation. The results of our market investigation from all described sources produced 
sufficient data for the appraisal of the subject using the Income Capitalization Approach and 
Sales Comparison Approach to estimate the fee simple interest. As the subject is part of a 
condominium building with ownership interest that cannot be easily segregated for cost 
estimation, the Cost Approach is not applicable.  Hence, said approach was deleted from this 
report. 
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Income Capitalization Approach  

In estimating the value of income producing properties such as the subject, generally, the buyer 
relates the purchase price to the anticipated or actual income that will provide a return on and of 
his total investment.  The income or future benefits accruing to the property are typically 
projected over a holding or ownership period.  In order to quantify the process, buyers will 
reconstruct an operating statement of the property to arrive at a net income, which will then be 
capitalized, into an estimate of value.  Capitalization is the process that translates or converts the 
income stream into the present worth of the property. 

The appraisers have chosen the Direct Capitalization method to estimate the value of the subject 
property. Said method is defined by (The Dictionary of Real Estate Appraisal, Fourth Edition, 
2002) as follows: 

“The method used to convert an estimate of a single year’s income expectancy or an 
annual average of several years’ income expectancies into an indication of value in 
one direct step, either by dividing an income estimate by an appropriate rate or by 
multiplying the income estimate by an appropriate factor.” 

“A capitalization technique that utilizes capitalization rates and multipliers extracted 
from sales.  Only the first year’s income is considered.  Yield and value change are 
implied but not identified.” 

Capitalization rates are market-extracted rates with an overall capitalization rate being used in 
this report.  An overall capitalization rate is defined in (The Appraisal of Real Estate, Thirteenth 
Edition, 2008) as follows: 

“An overall capitalization rate is an income rate for a total property that reflects the 
relationship between a single year’s net operating income expectancy and the total 
property price or value; it is used to convert net operating income into an indication 
of overall property value.” 

As overall rates are market derived, the appraisers research sales of similar property types to 
ascertain the income/expense characteristics of the sale.  Once determined, the extraction of an 
overall rate is a simple mathematical process by dividing the net operating income by the sales 
price of the property.  It is important that the net income of the comparables is obtained in a 
similar manner as the subject’s operating statement is reconstructed. 

In summary, to estimate the value of a property using the Income Approach, the following steps 
are taken. 

1. Potential Gross Income is estimated; 

2. Effective Gross Income is obtained by subtracting the Vacancy and Collection Loss; 

3. Operating expenses are estimated and deducted from effective gross income; 
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4. Net Operating Income is obtained; 

5. Net Operating Income is capitalized into a value estimate utilizing an overall rate; 

6. Excess Land value is added to the value estimate if applicable; and 

7. Stabilization costs are subtracted if applicable. 

 

Potential Gross Income 

The first step in applying the Income Capitalization Approach is to estimate the potential gross 
income that the property could produce assuming competent management.  In the calculation of 
the potential gross income, the market or economic rent is estimated to the subject’s current 
market contract rent.  Therefore, leases of similar properties are obtained and analyzed with 
regard to the current market rent levels.   

The leases of similar property types often vary as to the specific terms and conditions of the 
lease.  A lease is a contractual agreement between two parties that sets forth the rent, term of 
lease, and responsibilities of each party.  Therefore, it is the appraisers’ responsibility to analyze 
each lease with regard to the contract rent amount and expense allocation so that an accurate 
market rent level will be estimated. 

 

Leases are typically written on a gross or net basis.  As defined in (The Dictionary of Real Estate 
Appraisal, Fourth Edition, 2002), a Gross Lease is: 

 “A lease in which the landlord receives stipulated rent and is obligated to pay all or most 
of the fixed and operating expenses attributable to the real estate.” 

A Net Lease is defined as: 

 “A lease in which the tenant pays all property charges in addition to the stipulated rent.” 

A Modified Gross Lease is defined as: 

 “A lease in which the tenant and landlord share expenses.” 

For purposes of the appraisal, the appraisers have defined a lease in which the lessor pays only 
for structural repairs, management, and reserves as a Triple Net Lease.  The owner’s real estate 
agent, Mr. Greg Herring, stated that this is the typical lease structure present in the market as of 
the date of the appraisal. 
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Market Rent Analysis 

 The appraisers have researched the market and have gathered information regarding leases of 
properties in the subject market area.  Typically, lease structures in the subject’s market have 
varied.  Again, the estimated structure for the subject would be a Triple Net Lease where the 
landlord is only responsible for structural repairs, management, and reserves.  The comparable 
leases have been summarized below. 

RENTALS SUMMARY TABLE 

No. Location Lease Type Avg Unit Size Avg 
Rent/SF 

1. 114-203B Morlake Dr (Listing) Triple Net 1,500 $19.20 

2. 142-A Cardigan Way Triple Net 3,000 $19.00 

3. 517 Alcove Rd, Suite 300 Triple Net 10,472 $20.69 

4. 311 Williamson Rd, Unit 103 Mod Gross 2,800 $17.14 

 

Lease Comparables Map 
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Improved Lease No. 1 (Listing) 
 

 
Property Identification  
Record ID 2460 
Property Type Office 
Address 114 Morlake Drive, Suite 203-B, Mooresville, Iredell County, NC 
Location Morlake Executive Suite 
Tax ID 4647-68-0356.203 
  
Physical Data  
Gross SF 1,500 
  
Construction Type Frame with brick veneer 
Roof Type Hip, shingled 
Year Built 2005 
Condition Good 
  
Suite No. Tenant Name Size Rent/SF Lease Type Beg. Date Term 
203B Asking 1,500 $19.20 Triple Net Available 3-5 years 
       
General Tenant Summary  
Owner Morlake Executive Suites, LLC 
Verification John Kindley of Equity Commercial Properties 
  
Rent Analysis  
Actual Rent $19.20/SF 
 
Remarks  
This is an available unit within the Morlake Executive Suites condominium complex in Mooresville, NC.  
The unit is on the second floor of a two-story multi-tenant office building.  The building is in good 
condition with common areas that include and elevator and restrooms.   



INCOME CAPITALIZATION APPROACH, CONTINUED 

 
EFIRD CORPORATION PAGE 44 

 
Improved Lease No. 2 

 

 
Property Identification  
Record ID 2279 
Property Type Office 
Address 142- A Cardigan Way, Mooresville, Iredell County, North Carolina 
Location Catalina Alcove Business Park 
Tax ID 4646-61-8278.001 
  
Physical Data  
 SF 3,000 
  
Construction Type Masonry and glass 
Roof Type Membrane 
Foundation Concrete slab 
HVAC 100% 
Sprinklers 100% 
Stories 1 
Year Built 2005 
Condition Good 
  
General Lease Data  
Tenant PPG Architectural Finishes, Inc. 
Typical Lease Term 4 
Lease Type Triple-net 
Tenant Size 3,000  
  
General Tenant Summary  
Owner Alcove Development, LLC 
Management Co. Spectrum Building Co. 
Verification Charles Caputo, Lessor;  Other sources: Public Records, Confirmed by 

Todd Haglund 
Rent Charges Flat for 1st term 
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Improved Lease No. 2 (Cont.) 

 
Renewals two 5-year options 
Office Area 3000 
Tenant Expenses TICAM, Utilities, Janitorial 
  
Rent Analysis  
Actual Rent $19.00/SF 
Occupancy 100 
 
 
Remarks  
This lease is of one tenant in a 12,000 square foot office/ flex condominium building situated within the 
Catalina Alcove Business Park in Mooresville, NC. This tenant space contains 3,000 square feet, of which 
250 square feet is storage space. This tenant is in place to be in proximity to the Lowe's corporate campus 
as a Lowe's vendor. PPG currently pays $19.00 per square foot and reimburses $2.00 per square foot for 
their pro-rata share of TICAM. 
 
PPG has two 5-year options. In the first two years of the 1st option the rent will be $5,259 per month and 
$5,750 per month for the remaining three years for the first option. The rate escalates to $6,250 monthly for 
the remaining option period. It is reported that the tenant wants to renew and is looking to expand into more 
space. 
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Improved Lease No. 3 

 
 

 
Property Identification  
Record ID 2459 
Property Type Office 
Property Name Mountain State University 
Address 517 Alcove Road, Suite 300, Mooresville, Iredell County, North 

Carolina 
Tax ID Part of 4646-61-8278 
  
Physical Data  
Gross SF 10,472 
  
Construction Type Steel frame with glass curtain walls 
Roof Type Flat 
Foundation Concrete 
Year Built 2007 
Condition Excellent 
  
 Tenant Rent Roll  
Suite No. Tenant Name Size Rent/SF Lease Type Beg. Date Term 
300 Mountain State 

University 
10,472 $20.69 Triple Net 9/2008 5 years 

       
General Tenant Summary  
Owner Alcove Development, LLC 
Verification Lease 
Rent Concessions 3 months free rent 
Escalations 3% per year 
Renewals 1, 5-year 
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Improved Lease No. 3 (Cont.) 

 
  
Rent Analysis  
Actual Rent $20.69/SF 
 
 
Remarks  
This is the lease of 10,472 square feet of office space within a 22,495-square foot multi-tenant office 
building that was constructed in 2007.  The tenant, Mountain State University, leases the entire 3rd floor 
and part of the 2nd floor.  The tenant reimburses the owner for their pro-rata share of utilities, taxes, and 
insurance.  The rental rate is $20.69 per square foot as of June 2011. 
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Improved Lease No. 4 

 

 
Property Identification  
Record ID 2197 
Property Type Office, O07 Office Condominium 
Property Name Brawley Gateway Center 
Address 311 Williamson Road Unit #103, Mooresville, Iredell County, North 

Carolina 
Tax ID Portion of 4647-32-0968.003 
  
Physical Data  
 SF 2,800 
  
Construction Type Masonry 
Roof Type Asphalt shingles 
Foundation Concrete slab 
Stories 1 
Year Built 1999 
Condition Good 
  
General Lease Data  
Tenant The Lake Law Office 
Lease Type Modified Gross 
Tenant Size 2,800  
  
General Tenant Summary  
Owner Luanne B. Armstrong 
Management Co. Armstrong Robinson Realty 
Verification Lance Armstrong- Broker; Public Records 
Tenant Expenses Electricity, janitorial 
  
Rent Analysis  
Actual Rent $17.14/SF 
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Improved Lease No. 4 (Cont.) 
 
Remarks  
This tenant is a portion of unit 103 in the Brawley Gateway Center that is located at 311 Williamson Road 
in Mooresville, NC. Broker was not clear on lease start date as the tenant has moved around throughout the 
building over the years. 
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  Lease Comparables

Lease 1 Lease 2 Lease 3 Lease 4

Location
114-203B Morlake 

Dr (Listing)
142-A Cardigan 

Way
517-300 Alcove 

Rd
311-103 

Williamson Rd
Property Type General Office General Office General Office General Office
Construction Type Masonry Masonry/Glass Masonry/Glass Masonry
Condition Good Good Excellent Good
Type of Lease Triple Net Triple Net Triple Net Mod Gross
Leased Area (SF) 1,500 3,000 10,472 2,800
Average Rent Per Square $19.20 $19.00 $20.69 $17.14 
ADJUSTMENTS . .
Location 0% 5% 5% -10%
Building Size (SF) -10% 0% 5% 0%
Expenses 0% 0% 0% 10%
Quality 0% -20% -20% 0%
Total Adjustments -10% -15% -10% 0%
Adjusted Price/SF $17.28 $16.15 $18.62 $17.14

 

Based on the adjusted values of the Comparable Leases, the appraiser have concluded that the 
estimated market rent for the subject’s would be  $17.50 per square foot on a triple net basis 
where the landlord is only responsible for structural repairs, management, and reserves.   

Potential Gross Income  

Rent per square foot Gross Building Area Gross Annual Income 

$17.50 2,815 Square Feet $49,263 
 

Vacancy and Credit Loss 

The vacancy and collection loss is described as a loss of income due to tenant turnover and 
nonpaying tenants.  According to information supplied by the Karnes Research Company, the 
closest submarket to the subject is the North submarket which has a vacancy rate of 17.7% as of 
the 1st Quarter of 2011 down from 19.2% in the 4th Quarter of 2010.  This represents larger 
multi-tenant office buildings within the submarket.  Based on the published surveys, the vacancy 
observed in the market, and the subject’s location near a primary traffic corridor, a reasonable 
vacancy level for the subject is considered to be 10.0%.  The vacancy and collection loss is 
deducted from the potential gross income to indicate the effective gross income.   
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Effective Gross Income 

The Effective Gross Income is that income remaining after the provision for vacancy and 
collection.  To calculate the Effective Gross Income, the appraisers deduct the Vacancy 
Collection Loss from the Potential Gross Income. 

Operating Expenses 

The operating expenses consist of fixed and variable expenses.  A definition of same by (The 
Appraisal of Real Estate, Thirteenth Edition) is “the periodic expenditures necessary to maintain 
the real property and continue the production of the effective gross income.”  The responsibility 
of payment for each expense category varies and is defined in the lease agreement.  According to 
the subject lease’s modified gross lease terms, the landlord pays for all expenses except utilities, 
janitorial, and taxes.  For purposes of this report, the expenditure accruing to the property will 
consist of insurance, common area maintenance, management, and replacement reserves.  The 
fixed expense classification will now be discussed. 

Fixed Expenses 

The fixed expenses remain the same whether the property is occupied or vacant.  According to 
the triple net lease terms for property types such as the subjects, fixed expenses are paid by the 
tenant; therefore, the fixed expenses are not deducted from the potential gross income.  These 
expenses include taxes, insurance, utilities, and common area maintenance expenses. 

Variable Expenses 

The variable expenses change as occupancy levels and property use vary.  Those variable 
expenses attributable to the subject property are: 

 Management expense - 3% of effective gross income.  Said rate was confirmed with 
local property managers and conforms to market standards. 

In summary, the fixed and variable expenses represent market extracted expenses that are 
considered typical for properties such as the subject.  The appraisers have examined the 
historical operating data of the property when it was available.   

Replacement Allowance 

The Replacement Allowance allows for the periodic replacement of short-lived items (i.e.: 
building components whose physical lives are less than the structure).  According to typical lease 
terms for commercial facilities, the lessor is responsible for structural maintenance to the subject 
improvements; therefore, in the opinion of the appraisers, a responsible owner would allocate 
reserves for replacement of those components having physical lives less than the structure.  The 
Korpacz report for the 1st Quarter of 2011 indicates a survey range of $0.10 to $0.60 per square 
foot for the replacement reserves.  The appraiser estimated a reasonable reserve of $0.40 per 
square foot, or a total of $1,126 for the replacement reserve 
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A reconstructed operating statement of the subject property is now completed utilizing the 
market extracted income and expense amounts as previously discussed.  The statement will 
produce the net operating income, which will then be capitalized into the present worth of the 
property. 

Reconstructed Operating Statement 

Potential Gross Income: $49,263

Vacancy & Collection Loss @ 10.0%: $4,926

Effective Gross Income: $44,337 

 

Operating Expenses: $0

 

     Fixed Expenses: 

           Insurance: $0

           CAM $0

     Total Fixed Expenses: $   0

     Variable Expenses: 

           Management: $1,330

     Total Variable Expenses: $1,330

 

Reserves for Replacements: $1,126

Total Operating Expenses:  $2,456 

Net Operating Income:   $41,881
 

Method of Capitalization 

As previously stated, the Direct Capitalization method will be employed in estimating the value 
of the property by dividing the net operating income of the subject by a market extracted overall 
rate.  The appraisers’ best efforts were made in verifying income and expense data in regards to 
the sales utilizing for rate extraction.  Where possible, the appraisers sought to confirm the 
replacement reserve amounts in the sales so that a consistency of rate extraction and application 
would be realized. 
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The following market-extracted rates are from office properties in the Charlotte area.  The 
availability of sales having similar physical and locational characteristics was limited.  The 
typical property similar to the subject is owner occupied and there are few market transactions 
where data is obtainable.  The following sales were analyzed in estimating the overall rate 
utilized in this appraisal. 

Summary of Overall Rates for Office Properties 
 

 
Address Date Size (sf) Price NOI OAR 

5815-B Blakeney Park Dr 2/9/2010 13,814 $3,025,000 $254,000 8.40%

10000 Park Cedar Dr 12/1/2009 23,000 $4,900,000 $416,500 8.50%

6911-500 Shannon Willow Rd 1/12/2009 1,800 $373,000 $31,920 8.56%

2610 East Blvd 4/30/2008 5,295 $1,125,000 $95,000 8.44%

8840-100 Blakeney Prof Dr 7/23/2008 5,920 $1,800,000 $130,248 7.24%

    Min: 7.24%

    Max: 8.56%

    Mean: 8.23%
 

The preceding table lists office condominium properties that have sold with known income 
figures.  These overall rates listed ranged from 7.24% to 9.34%, with a mean of 8.23%.  Overall 
rates vary widely depending on the quality of the investment.  It is the opinion of the appraisers’ 
that these buildings are in superior locations.  Typically, rates on smaller office buildings fall 
into the upper end of the range.  According to the Korpacz Real Estate Investor Survey published 
by Price Waterhouse Coopers, the range of overall rates for the Charlotte Office Market is from 
6.50% to 10.00% with an average of 8.53%.  The survey is dated the first quarter of 2011.  
Located on the following page is an article published by Korpacz discussing the Charlotte Office 
market. 
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An overall capitalization rate of 9.00% is considered appropriate and is applied to the net 
operating income estimate of in order to arrive at the value for the subject.  A summary of direct 
capitalization is shown on the following page. 

 

Calculation of Direct Capitalization of Income 

Net Operating Income $41,881

Divided by Overall Rate 9.00%

Indicated Value $465,344

Value by Income Approach “As Is” (Rounded) $465,000
 

Value Conclusion 

Market derived rents, expenses and rates were utilized to estimate the value of the subject 
property.  The “As Is” value produced of $465,000 is felt to be reflective of the property’s 
capability to produce future benefits that would be recognized by the typical purchaser; however, 
it is our observation that office condominium units such as the subject are typically purchased for 
the benefits of owner-occupancy rather than for a return on investment produced by a rental 
income stream. 

The estimated value of the subject property “As Is” utilizing the Income Capitalization 
Approach is $465,000. 
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Sales Comparison Approach 

The Sales Comparison Approach involves the comparison of the subject and similar properties 
that have recently sold with adjustments made to the sales for divergences with the subject 
property.  The approach is considered reliable when there is sufficient data available for 
comparison and the sales have the same highest and best use as the subject.  The appraisers 
researched the market to obtain recent sales that have similar physical and locational 
characteristics as well as the same highest and best use as the subject property.  Then, the data is 
verified and confirmed with a knowledgeable source.   

The next step in the application of the approach is to identify the appropriate unit of comparison 
such as per square foot of building area.  Units of comparison are common denominators that 
enable appraisers to mathematically compare properties.  The “per square foot” unit of 
comparison will be the selected unit of comparison in this report.  The sales are adjusted to the 
subject with percentage adjustments applied for variances.  If the sale is considered to be inferior 
to the subject, a positive or plus adjustment is made and where the sale is superior to the subject, 
a negative adjustment is made.  The objective is to equate the sales to the subject with the 
adjusted values being the indicated value of the subject property.  At the conclusion of the 
adjustment process, the indicated values are reconciled into a final value estimate. 

To apply the Sales Comparison Approach, the appraisers made a careful study of public records 
and interviewed brokers in an effort to locate sales of properties that are similar to the subject.  
The subject was previously appraised on June 25, 2010 and November 30, 2009.  Mr. Shaw 
performed another thorough search for comparables in the subject’s area; however, there has 
been little activity since the previous appraisal.  Seven sales were identified, which are listed 
below with a detailed description of each sale on the following pages.  Said sales will be 
analyzed in grid form.   

IMPROVED SALES SUMMARY TABLE 

 
No. Location Sale Date Price Building 

Size (SF) 
Price/ SF 

1. 133 River Park Road 04/29/2010 $875,000 4,357 $200.83 
2. 16010-100 Northcross Dr 06/22/2009 $315,000 1,433 $219.82 
3. 9735-102 Caldwell Commons Circle 07/22/2008 $395,000 1,842 $214.44 
4. 118-204 Morlake Dr 07/07/2008 $310,000 1,484 $208.89 
5. 455-300 S Main St 05/29/2007 $289,000 1,335 $216.48 
6. 116-103 Morlake Dr 05/01/2007 $305,000 1,359 $224.43 
7. 116-201 Morlake Dr 12/21/2006 $585,000 2,690 $217.47 
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Improved Sale No. 1 

 

 
Property Identification  
Record ID 4048 
Property Type Office, Condominium 
Address 133 River Park Rd, Mooresville, Iredell County, North Carolina 
Tax ID 4637-39-6614.121, .122, .123, and .124 
  
Sale Data  
Grantor Wild Hare Development 
Grantee JKK Investments, NNC 
Sale Date April 29, 2010  
Deed Book/Page 2061-844 
Property Rights Fee simple 
Conditions of Sale Arm's-length transaction 
Financing Cash to seller 
Verification Paula Quickel, Seller 
  
Sale Price $875,000   
  
Land Data  
Zoning GB 
Topography Level 
Utilities All public 
Shape Rectangular 
Landscaping Newly established 
Flood Info None 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 4,357  
  



SALES COMPARISON APPROACH, CONTINUED 

 
EFIRD CORPORATION PAGE 58 

 

Improved Sale No. 1 (Cont.) 
  
Construction Type Masonry 
Roof Type Flat 
Foundation Concrete 
Floor Height 10 
Year Built 2006  
Condition Good 
  
Indicators  
Sale Price/Gross SF $200.83 
 
 
Remarks  
This transaction represents the sale of four general office condominium units. 
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Improved Sale No. 2 

 

 
Property Identification  
Record ID 3442 
Property Type Office, Condominium 
Property Name Unit 100 Northcross Lot 2 Condominium 
Address 16010 - 100 Northcross Drive, Huntersville, Mecklenburg County, 

North Carolina 
Tax ID 009-331-25 
  
Sale Data  
Grantor Hankins Land & Investment Company, LLC 
Grantee McGeough Properties, LLC 
Sale Date June 22, 2009  
Deed Book/Page 24853-437 
Recorded Plat 743-1 
Property Rights Fee simple 
Verification Other sources: Public records 
  
Sale Price $315,000   
  
Land Data  
Zoning NCCD 
  
General Physical Data  
Building Name Northcross Lot #2 Condo 
Building Type Single Tenant 
Gross SF 1,433  
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Improved Sale No. 2 (Cont.) 
  
Construction Type Masonry 
Stories 1 
Year Built 2004  
  
Indicators  
Sale Price/Gross SF $219.82 
 
 
Remarks  
Unit was upfit at the time of sale with average quality office upfit.  Space purchased by adjacent veterinary 
user for increased square footage. 
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Improved Sale No. 3 
 

 
 

Property Identification  
Record ID 3444 
Property Type Office, Condominium 
Property Name Caldwell Commons 
Address 9735-102 Caldwell Commons Circle, Cornelius, Mecklenburg County, 

North Carolina 
Tax ID 005-042-59 
  
Sale Data  
Grantor Barone Investments, LLC 
Grantee Mecklenburg County Farm Bureau Federation, Inc. 
Sale Date July 22, 2008  
Deed Book/Page 23975-905 
Recorded Plat UOF 920-1 
Property Rights Fee simple 
Financing Cash 
Verification Seller;  Other sources: Public records 
  
Sale Price $395,000   
  
Land Data  
Zoning NMX 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 1,842  
  
Construction Type Steel, masonry 
Stories 1 
Year Built 2003  
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Improved Sale No. 3 (Cont.) 
  
Indicators  
Sale Price/Gross SF $214.44 
 
 
Remarks  
The unit was upfit which buyer refurbished to suit its needs. 
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Improved Sale No. 4 
 

 
 

Property Identification  
Record ID 3462 
Property Type Office, Condominium 
Address 118-204 Morlake Drive, Mooresville, Iredell County, North Carolina 
Location Morlake Executive Suites 
Tax ID 4647-68-0580.204 
  
Sale Data  
Grantor Morlake Executive Suites, LLC 
Grantee Jakeco Property Investments, LLC 
Sale Date July 07, 2008  
Deed Book/Page 1954/492 
Property Rights Fee simple 
Conditions of Sale Arm's-length transaction 
Financing Cash to seller 
Verification Seller 
  
Sale Price $310,000   
  
Land Data  
Zoning H-B, Highway Business 
Topography Entire complex site level 
Utilities All public 
Shape Entire complex site irregular 
Flood Info None 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 1,484  
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Improved Sale No. 4 (Cont.) 
  
Construction Type Wood frame, brick veneer 
Roof Type Hip with composition shingle 
Foundation Concrete 
Electrical Adequate 
HVAC 100% 
Stories Two 
Year Built 2007  
Condition Good 
  
Indicators  
Sale Price/Gross SF $208.89 
 
 
Remarks  
The office condominium unit was purchased upfit to general office.  This unit has a 4.17% undivided 
interest in the common areas of the three existing buildings within the Morlake Executive Suites 
Condominium development.  The common areas include an entry way, stairs, elevator, restrooms, and 
hallways for each building plus a shared parking area.  The common area maintenance dues are $3.50 per 
square foot or $5,194 per year. 
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Improved Sale No. 5 
 

 
 

Property Identification  
Record ID 2745 
Property Type Office, Condominium 
Address 455 South Main Street, Suite 300, Davidson, Mecklenburg County, 

North Carolina 
Tax ID 007-018-72 
  
Sale Data  
Grantor KCK South Main, LLC 
Grantee Desiree Dea Willoughby 
Sale Date May 29, 2007  
Deed Book/Page 22285/43 
Recorded Plat UOF 649-14 
Property Rights Fee Simple 
Conditions of Sale Arms Length Transaction 
Financing Cash to Seller 
Verification Seller 
  
Sale Price $289,000   
  
Land Data  
Zoning VCP 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 1,335  
  
Year Built 2005  
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Improved Sale No. 5 (Cont.) 
  
Indicators  
Sale Price/Gross SF $216.48 
 
 
Remarks  
This condominium unit is in a 3-story brick veneer office condominium building. This unit was sold upfit 
with interior improvements. 
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Improved Sale No. 6 
 

 
 

Property Identification  
Record ID 3482 
Property Type Office, Condominium 
Address 116-103 Morlake Drive, Mooresville, Iredell County, North Carolina 
Location Morlake Executive Suites Condominiums 
Tax ID 4647-68-0370.103 
  
Sale Data  
Grantor Morlake Executive Suites, LLC 
Grantee 116 Morlake Drive Partners, LLC 
Sale Date May 01, 2007  
Deed Book/Page 1845/2085 
Property Rights Fee simple 
Conditions of Sale Arm's-length transaction 
Financing Cash to seller 
Verification Public records 
  
Sale Price $305,000   
  
Land Data  
Zoning H-B, Highway Business 
Topography Entire complex is level 
Utilities All public 
Shape Entire complex is irregular 
Flood Info None 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 1,359  
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Improved Sale No. 6 (Cont.) 
  
Construction Type Wood frame with brick veneer 
Roof Type Hip with composite shingles 
Foundation Concrete 
Electrical Adequate 
HVAC 100% 
Stories Two 
Year Built 2005  
Condition Good 
  
Indicators  
Sale Price/Gross SF $224.43 
 
 
Remarks  
The office condominium unit was purchased upfit to general office.  This unit has a 4.17% undivided 
interest in the common areas of the three existing buildings within the Morlake Executive Suites 
Condominium development.  The common areas include an entry way, stairs, elevator, restrooms, and 
hallways for each building plus a shared parking area.  The common area maintenance dues are $3.50 per 
square foot or $4,757 per year. 
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Improved Sale No. 7 
 

 
 

Property Identification  
Record ID 3483 
Property Type Office, Condominium 
Address 116-201 Morlake Drive, Mooresville, Iredell County, North Carolina 
Location Morlake Executive Suites Condominiums 
Tax ID 4647-68-0370.201 
  
Sale Data  
Grantor Morlake Executive Suites, LLC 
Grantee Noble Real Estate & Consulting 
Sale Date December 21, 2006  
Deed Book/Page 1811/562 
Property Rights Fee simple 
Conditions of Sale Arm's-length transaction 
Financing Cash to seller 
Verification Greg Herring, broker 
  
Sale Price $585,000   
  
Land Data  
Zoning H-B, Highway Business 
Topography Entire complex is level 
Utilities All public 
Shape Entire complex is irregular 
Flood Info None 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 2,690  
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Improved Sale No. 7 (Cont.) 
  
Construction Type Wood frame with brick veneer 
Roof Type Hip with composite shingles 
Foundation Concrete 
Electrical Adequate 
HVAC 100% 
Stories Two 
Year Built 2005  
Condition Good 
 
 
Remarks  
The office condominium unit was purchased upfit to general office.  This unit has a 8.33% undivided 
interest in the common areas of the three existing buildings within the Morlake Executive Suites 
Condominium development.  The common areas include an entry way, stairs, elevator, restrooms, and 
hallways for each building plus a shared parking area.  The common area maintenance dues are $3.50 per 
square foot or $9,415 per year. 
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Improved Sales Map 
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Grid Analysis 
 

(Subject) Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 Sale 7

Location

114-202 Morlake 
Dr 133 River Park Rd

16010-100 
Northcross Dr

9735-102 Cladwell 
Common Circle

118-207 Morlake 
Dr

455-300 S Main 
St

116-103 Morlake 
Dr

116-201 Morlake 
Dr

Mooresville, NC Mooresville, NC Huntersville, NC Cornelius, NC Mooresville, NC Davidson, NC Mooresville, NC Mooresville, NC

Physical Data

     Net Rentable Area 2,815                    4,357                    1,433                     1,842                    1,484                    1,335                  1,359                  2,690                       

     Land Area (Ac) N/A N/A N/A N/A N/A N/A N/A N/A

     Land-to-Building Ratio N/A N/A N/A N/A N/A N/A N/A N/A

     Year Built/Renovated 2005 2006 2004 2003 2007 2005 2005 2005

Sale Data

     Sales Price ------ $875,000 $315,000 $395,000 $310,000 $289,000 $305,000 $585,000

     Date of Sale ------ April 29, 2010 June 22, 2009 July 22, 2008 July 7, 2008 May 29, 2007 May 1, 2007 December 21, 2006

     Unadjusted Sales Price ($/SF) ------ $200.83 $219.82 $214.44 $208.89 $216.48 $224.43 $217.47

Market Adjustments

     Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

         adjustment ------ $0 $0 $0 $0 $0 $0 $0

     Financing Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller

        adjustment ------ $0 $0 $0 $0 $0 $0 $0

     Conditions of Sale Arm's-length Arm's-length Arm's-length Arm's-length Arm's-length Arm's-length Arm's-length Arm's-length

        adjustment ------ $0 $0 $0 $0 $0 $0 $0

     Expenditures After Sale None None None None None None None None

        adjustment ------ $0 $0 $0 $0 $0 $0 $0

Adjusted Sale Price ------ $875,000 $315,000 $395,000 $310,000 $289,000 $305,000 $585,000

Adjusted Sale Price ($/SF) ------ $200.83 $219.82 $214.44 $208.89 $216.48 $224.43 $217.47

     Market Conditions Depreciating Depreciating Depreciating Depreciating Depreciating Depreciating Depreciating Depreciating

        Adjustment Factor (%/yr) -5.0% -5.0% -5.0% -5.0% -5.0% -3.0% -3.0% -3.0%

           adjustment ------ -5.6% -9.9% -14.5% -14.7% -12.1% -12.4% -13.5%

Adjusted Sale Price ($/SF) ------ $189.58 $198.06 $183.35 $178.19 $190.29 $196.60 $188.11

Physical Adjustments

     Location Good 0% -15% 0% 0% -10% 0% 0%

     Size 2,815                    5% 0% 0% 0% 0% 0% 0%

     Age/Condition Good -10% 0% 0% 0% 0% 0% 0%

     Construction Quality Masonry 0% 0% 0% 0% 0% 0% 0%

     Upfit General Office -5% 0% -5% 0% 0% 0% 0%

     Access/Frontage Good 0% 0% 0% 0% 0% 0% 0%

Total Net Adjustments ------ -10% -15% -5% 0% -10% 0% 0%

Adjusted Price / Sqaure Foot ------ $170.62 $168.35 $174.18 $178.19 $171.26 $196.60 $188.11  
 
The above sales indicated an adjusted value per building square foot ranging from $168.35 to 
$196.60 per square foot.  Adjustments were made based on Market Conditions, Location, 
Age/Condition, and upfit.  Generally equal emphasis is placed on the adjusted values of all of the 
comparable with less emphasis placed on Sales 5, 6, and 7 as they were the oldest.  Therefore, it 
is our opinion that the subject’s “As Is” market value is $170.00 per square foot.  The Sales 
Comparison Approach is summarized in the following table. 

Sales Comparison Valuation 

Building Area (SF)  Price Per SF Indicated Value 

2,815 X $170.00 $478,550 

Total Value “As Is” (Rounded) $480,000 
 

The estimated value of the subject property “As Is” on June 15, 2011, utilizing the Sales 
Comparison Approach, is $478,550, or $480,000 rounded.  
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Reconciliation of Value 

In this report, two approaches to value were used to estimate the subject value.  The final value 
indicated by the various approaches is as follows: 

Value Conclusion 

 “As Is” 

   Income Capitalization Approach $465,000 

   Sales Comparison Approach $480,000 
 

Reconciliation of Value 

To fulfill the purpose of this report, which is to estimate the market value of the subject property, 
the appraisers have employed the Income Capitalization and Sales Comparison Approaches to 
value.  The Cost Approach was not applicable as the subject is a condominium unit with 
ownership interests that cannot be easily segregated. 

In order to arrive at a final value estimate the appraisers have reviewed the approaches with 
respect to the strengths and weaknesses of each.  All data was examined for its accuracy, 
appropriateness and consistency.  The appraisers have concluded that there was sufficient data 
available to solve the appraisal problem, and convey to the reader the appraisers’ logic in 
arriving at the final value conclusion.  Said value conclusion represents the value of the lease fee 
and fee simple interest as defined in the Real Estate Interest Appraisal section of the report.  
Furthermore, the appraisers do not consider the presence of personal property, if any, to have an 
effect on the valuation of the property unless the removal of same will damage the property. 

In reconciling the value estimates, the appraisers now examine each approach with respect to its 
relevancy and contribution to the final value estimate. 

The Income Capitalization Approach produced a reliable value conclusion in the opinion of 
the appraisers.  The availability of market rents, expenses, and rates was sufficient and reflective 
of current market conditions. 

 The appraisers used market rents of office properties in the area of the subject and were 
able to estimate what was felt to be a realistic economic rent in the opinion of the 
appraisers and concluded that the subject’s current rental rate is at market level.  Sales 
with market derived capitalization rates were limited; however, the appraisers felt that the 
rates used were the best available, and a reliable value estimate was obtained.  However, 
it is our observation that condominium units such as the subject are typically purchased 
for the benefits of owner-occupancy rather than for a return on investment produced by a 
rental income stream. 
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The Sales Comparison Approach also produced a reliable value conclusion as a result of the 
amount of data available for comparison. 

 The Sales Comparison Approach was given credence as it reflects what the market is 
willing to pay for a property comparable to the subject in size and design for use.  It is 
believed that the market data available and presented herein was sufficient for 
comparison and therefore, a credible indication of value was produced. 

 
Final Opinion of Value 

In summary, the appraisers reviewed the approaches with respect to the quality and quantity of 
salient data available from the market.  The appraisers concluded that there was sufficient 
evidence of market-derived data to produce a credible and defensible value estimate.  Said data 
was considered to be consistent with typical market expectation for properties such as the 
subject.  As previously stated, condominium units such as the subject are typically purchased for 
the benefits of owner-occupancy rather than for a return on investment produced by a rental 
income stream; therefore, most emphasis will be placed on the Sales Comparison Approach.  
Thus, it is the opinion of the appraisers that the “As Is” Market Value of the fee simple interest in 
the subject as of June 15, 2011  is as follows: 

Market Value “As Is” of as of June 15, 2011 
 

($480,000) 
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Liquidation Value 

The client has requested a Liquidation Value of the subject that assumes a cash sale within 90 
days.  The Liquidation Value, also known as Disposition Value, is defined as follows: 

The Dictionary of Real Estate Appraisal, 4th Edition, as published by the Appraisal Institute 
defines Disposition Value as follows: 

The most probable price that a specified interest in real property is likely to bring under all of the 
following conditions: 

1.  Consummation of a sale will occur within a limited future marketing period specified by 
the client. 

2.  The actual market conditions currently prevailing are those to which the appraised 
property interest is subject. 

3.  The buyer and seller is each acting prudently and knowledgeably. 

4.  The seller is under compulsion to sell. 

5.  The buyer is typically motivated. 

6.  Both parties are acting in what they consider their best interests. 

7.  An adequate marketing effort will be made in the limited time allowed for the completion 
of a sale. 

8.  Payment will be made in cash in U.S. dollars or in terms of financial arrangements 
comparable thereto. 

9.  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. 

We have been requested to provide the Liquidation Value for the subject property if it were to 
have a marketing period that is restricted to 90 days. We have previously estimated the typical 
marketing period for this property to be twelve months. During this time the following events 
typically need to take place: the subject would be marketed for sale, offers to purchase the 
property would be collected and the seller would choose the most attractive one, the buyer often 
needs to find financing for the property, the buyer would have a period to perform due diligence 
on the property, and a survey and appraisal would need to be performed. The market value of the 
subject property as marketed at twelve months will be discounted to demonstrate the incentive 
necessary to persuade a buyer to purchase the property within a 90 day marketing period. 
Brokers familiar with the multifamily market in this area have been interviewed, and their 
responses regarding the marketing period necessary to sell the subject property and the discount 
resulting from a 90 day marketing period were analyzed. These conversations are detailed below: 
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Rob Speir, Vice President and Commercial Broker with Keystone Partners, Charlotte, 
North Carolina (704) 927-3015 rspeir@keystonepartnersnc.com – Mr. Speir indicated that he 
typically discounts industrial and office properties 30% to 40% for a quick-sale, but estimates 
that land (commercial or industrial) would be 50% or higher based on the lack of funding in the 
lending market.   

Frank Larsen, Commercial Broker with CB Richard Ellis, Charlotte, North Carolina (704) 
331-1254 frank.larsen@cbre.com mailto:rspeir@keystonepartnersnc.com– Mr. Larsen stated that 
in their experience office properties has probably decreased in value drastically.  In a lot of cases 
values are down about 50% of what they were in mid '07.  He also stated that this estimate is 
primarily based on feedback they've gotten from prospective buyers and not just comps.  

Josh Beaver, Vice President and Commercial Broker with The Nichols Company, 
Charlotte, North Carolina (704) 749-5726 josh@thenicholscompany.com – Mr. Beaver stated 
that most buyers are asking approximately 40% of the asking price for a quick sale.  

Based on the broker survey described above, we believe 40% to be the most reasonable reduction 
in value that would occur if the subject’s marketing period were to be reduced from twelve 
months to 90 days. Therefore, we have projected a discount of 40% to the market value of the 
subject “As Is” to determine the property’s liquidation value. This calculation is shown below. 

 

Market Value: $480,000 

Less 50%: ($192,000) 

Indicated Value: $288,000 

Liquidation Value (Rounded): $290,000 
 

 

It is the opinion of the appraisers that the Liquidation Value (90 days) of the fee simple interest 
of the subject, as of June 15, 2011 was: 

Liquidation Value of Fee Simple Interest as of June 15, 2011 
 

$290,000 
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Subject Deed 



                                                                                                                                                                                                                         



                                                                                                                                                                                                                        



 

 

Tax Card 



                                                                                FRI, JUN 10, 2011,  3:00 AM
 BRANCH BANKING AND TRUST       -COMPANY                                    4647 68 0356.202 
 114 MORLAKE UNIT 202 RD                                                    MAP  BL PIN  COND CC L H 
 000077467478                                                             ID NO: 
 **IREDELL COUNTY 2011 REVAL**   C SC03 CI03                                 CARD NO.   1 OF   1 
                             L202-MORLAKE EXEC SUITES-P1-CB-2-57         1.00UT          0.068AC 
 APPRAISED BY 41 ON 01/01/2011 17044 LAKESIDE/TALBERT POINTE     TW-17 C-03 EX-  AT-  LAST ACTION 20110203 
                                                            2020 
FOUND * 4  SPREAD FTG   *   6                                                                   MARKET 
SUBFLR* 2  SLAB ON GRADE*   52404  3,009165137.78    414,580040409000000   9100                     377,270 
EX WL1* 21 FACE BRICK   *  25OFFICE CONDO              - OFFICE CONST.                               32,550 
RF STR* 04 HIP          *   8SCALE 1/230                                                             87,860 
RF CVR* 10 COMP SHNG HVY*   3                                                                       497,680 
INT W1* 5  DRYWALL/SHEET*  26 
INT W2* 6  CUSTOM       * 
FLOOR1* 11 CERAMIC TILE *  10 
FLOOR2* 14 CARPET       *                                                                           497,680 
FUEL  * 04 ELECTRIC     *                                                                           497,680 
HEAT  * 10 HEAT PUMP    *   6 
AC    * 03 CENTRAL      *   6 
COM H&A 2  PACKAGED UNIT* 
CL-INS  03 SUSP-WAL&CEIL*   5                                                   FLOOR-         2 
FIXTURES       5        *   5                                                   RMS/FLR    00 ROOMS/FLOOR AVG
FRAME * 02 WOOD FRAME   *   5                                                   COM/WALL   NONE 
QUAL   DESIGN*QUAL*SIZE * 110     +------------------75------------------+      HEIGHT     STANDARD 
CUSTOM  1.06  1.30 1.09=*1.50     IBAS                                   I 
  TOTAL QUALITY INDEX   * 165     I                                      I 
                                  1                                      I 
                                  3                                      2 
TYP  GS AREA   PCT    RPL CS      I                                      0         PRIOR    PERMIT INFO 
BAS      3,009 100    414,580     +--13--+                               I       108,500 
                                         I                               I       485,770 
                                         I                  +-----26-----+       594,270 
                                         I                  I 
                                         I                  1 
                                         I                  0 
                                         I                  I 
                                         3                  +-----26-----+      191102500108WD* QI  625,000 
                                         7                               I      163613930405CV* QI  571,000 
                                         I                               I      207923740910ST  II  446,000 
                                         I                               I      155223780504WD* EV1,200,000 
                                         I                               2 
                                         I                               0 
                                         I                               I 
                                         I                               I 
FIREPL  1  NONE                          +--------------62---------------+ 
         3,009        414,580 
 
                                                              BLDG AREA    3009 
 09ASP PAVING       70,00000      250008L050505 070     9,800 
 10CON PAVING        5,50000      300008L050505 070       920 
 46PASS ELEV   3  2      600 25,00000008B050502 088    10,560 BAS=W75S13E13S37E62N20W26N10E26N20$. 
 31COMM AREA         9,38900     1500008B050500 100    11,270 
 
 
 
 
 
 
                                                       32,550 
 
                                                                                                 LAND NOTES 
 OFF CONDO 0424HB              10000006SZ INT           400,00000      3661AC 06 24,00000  87,864 8.28% INT 
 
 
 
 
 
                                                                       3661                 87860 
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Client Engagement Letter 



Engagement Letter 

Property Address: 114 Morlake Drive
City, State Zip: MOORESVILLE, NC 28117
   

Order Number: 310691254
Loan Number: 30113
iMS contact: Region 6 - F
AMC Registration #: NC-1018

FHA Case Number:

  
This engagement letter serves as a contract between the vendor partner listed and iMS. The fee and due date are non negotiable 
once mutually agreed upon. However, if the report is not completed to the special instructions specifications on or before the 
above agreed upon due date, iMS reserves the right to reduce fees or cancel without pay at anytime after that date. To ensure 
full payment please have your completed report submitted to iMS ASAP.

 
Contact Info: Mark Burdette   980-322-9401

Lock Box Instructions: Lender/Client Name:Branch Bank and Trust

Appraiser:
Efird Corporation
Wendy Penk
704-331-0400

Vendor Fee: $1,850.00 
Due Date:7/5/2011 

 
Form Type: Full Narrative
Description: Commercial Narrative
Customer 
Requirements:

1. License requirements: Fully licensed or certified appraisers only. NO TRAINEES. 
 
2. Please be sure to utilize a property's current list history in arriving at value. The customer is looking for a 
90-120 day value. 
Please complete all three approaches to value- cost, income and sales 

 
Product 
Requirements:

Street (both ways) : Please provide street scene photos from both views showing the subject’s neighborhood. 
1. The appraiser completing this assignment must be approved and on file with iMortgage Services in order 
to meet our client's requirements. You are not permitted to subcontract any assignments without approval 
through your regional representative.  
2. Subject Photos: full front, full rear, and street scene showing neighborhood 
3. Comp Photos: sold, active listings, and rentals 
4. Interior photos: all rooms 
5. Location Map: Show subject, with ALL comps analyzed in report. 
6. Sketch: building sketch including dimensions and room locations. 
7. Tax Card: Provide to confirm commercial use. 
8. Property Owner: Use within 24 hours to schedule the interior inspection. 
9. License type: must be completed by a certified general appraiser. 

 
Special 
Instructions:

 
If you have any questions about the above request, please update this order online for your iMS regional representative to assist 

you.  
Please upload your report at www.imortgageservices.com, via the 'Vendor Log-In' tab in the upper right side of the screen. If you 
need your log in information, there is a link to retrieve it. Your prompt attention to this matter is appreciated to assist in meeting 

the agreed upon due date. Thank you! 

Page 1 of 1IMS Appraisal Engagement Letter
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Appraisers Qualifications 

Qualifications of George H. Efird, Jr., MAI  

Professional Experience 

Actively engaged in the real estate industry since 1971, having been an employee of 
Cameron-Brown Company, a mortgage-banking firm, where responsibilities included 
residential mortgage lending, residential and commercial interim lending and property 
management.  Became an independent fee appraiser in 1975 and founded Efird 
Corporation in 1980. 

Educational Background and Training 

East Mecklenburg High School, Charlotte, North Carolina, 1967 

University of North Carolina at Chapel Hill, 

Bachelor of Arts Degree in Economics, 1971 

Cameron-Brown School of Mortgage Banking, Raleigh, N. C., 1972 

Courses I & II 

American Institute of Real Estate Appraisers, 1975-1976 

Course 1-A (Appraisal Principals and Techniques) – Examination Only 

Course 1-B (Capitalization Theory and Techniques) – Examination Only 

Course 2 (Urban Properties) 

Society of Real Estate Appraisers, 1978 

Narrative Report Writing Seminar, R-2 Examination, Single Family Residential 

Designations 

Member of the Appraisal Institute – Received 1994  

North Carolina Certified General Real Estate Appraiser – Certificate Number A231  

South Carolina Certified General Real Estate Appraiser – Certificate Number CG1631 

North Carolina Real Estate Broker License Number 32475  

South Carolina Real Estate Broker License Number 9181  

Association of Realtors – REALTOR  
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Abbreviated List of Educational Seminars Attended 

Partial Interest Valuation – Divided 
Appraisal Institute, May, 2003 

Residential Property Construction and Inspection 
Appraisal Institute, July, 2003 

Supporting Capitalization Rates 
Appraisal Institute, January, 2004 

Land Valuation Adjustment Procedures 
Appraisal Institute, April, 2004 

Argus Power User Training 
Appraisal Institute, February, 2005 

Trainees and Supervisors 
Appraisal Institute, May, 2005 

Sales Comparison Analyses Based on Market 
Appraisal Institute, June, 2005 

Board Rules and Laws 
Appraisal Institute, June, 2005 

Board Rules and Laws 
Appraisal Institute, June, 2005 

Evaluating Commercial Construction 
Appraisal Institute, September, 2005 

Highest and Best Use Applications 
Appraisal Institute, October, 2006 

What Clients Would Like Their Appraisers to Know 
Appraisal Institute, January, 2007 

Valuation of Detrimental Conditions 
Appraisal Institute, April, 2007 

 

 



QUALIFICATIONS FOR TIMOTHY F. SHAW 
 

PROFESSIONAL EXPERIENCE 
• Efird Corporation, Staff Appraiser, Charlotte, NC (Apr 2009 to Present) 

• Commercial real estate consulting and appraisal.  Provide commercial appraisal services, financial 
analyses, and highest and best use studies to commercial real estate owners, developers, financial 
institutions, and public agencies.  

 
• Bryant & Rutledge, LLC, Trainee Appraiser, Charlotte, NC ( Oct 2006 to Feb 2009) 

• Commercial real estate consulting and appraisal.  Provide commercial appraisal services, financial 
analyses, and highest and best use studies to commercial real estate owners, developers, financial 
institutions, and public agencies.  Assignments include vacant land, retail developments, offices, 
industrial properties, apartments, and subdivisions. 

 

FORMAL EDUCATION 
North Carolina State University, Raleigh, North Carolina, Bachelor of Arts, Multi-Disciplinary Studies,1998 

 

APPRAISAL & REAL ESTATE RELATED EDUCATION 
Mingle School of Real Estate, Charlotte, North Carolina 

• R-1, Introduction to Real Estate Appraisal, 2006 
• R-2, Valuation Principles and Procedures, 2006 
• R-3, Applied Residential Property Valuation, 2006 
• R-4, National USPAP Course (15 Hours), 2006 
• G-1, Introduction to Income Producing Property, 2006 

 
Appraisal Schools by M. Curtis West 

• G-2, Advanced Income Capitalization Procedures, 2007 
 
North Carolina Real Estate Education, Inc. 

• G-3, Applied Income Property Valuation, 2007 
 
Allen Tate School of Real Estate 

• Fundamentals of Real Estate (Sales Pre-Licensing Course), 2005 
 
Appraisal Continuing Education Completed 

• Appraisal Institute Online Course – Internet Search Strategies for R.E. Appraisers (April 2007) 
• Appraisal Institute Online Course – Introduction to GIS Applications for Real Estate Appraisal (May 

2007) 
• Appraisal Schools by M. Curtis West – Scope of Work in The Appraisal Process (April 2007) 
• Bob Ipock & Associates – National USPAP Update Course (April 2007) 
• Mingle School of Real Estate - National USPAP Update Course (March 2009) 
• North Carolina Real Estate Education, Inc – Rules of the Road (April 2009) 
• Appraisal Institute Online Course – Forecasting Revenue (May 2009) 
• Appraisal Institute Online Course – Marshall & Swift Commercial Cost Training (May 2009) 
• McKissock Online Course – 2010-2011 National USPAS Update Course (May 2011) 
• McKissock Online Course – Land Site Valuation (May 2011) 
• Hignite Training Services – Foreclosures, Short Sales, REOs & Auctions (May 2011) 
• Appraiser’s Coach – Revisiting the FHA Appraisal (May 2011) 

 

STATE CERTIFICATION/LICENSURE 
• Certified General Real Estate Appraiser, North Carolina, #A7155 
• Certified General Real Estate Appraiser, South Carolina #CG6664 
• North Carolina Real Estate Broker, Inactive License #227660 




