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 ASSUMPTIONS AND LIMITING CONDITIONS 
 
 1. Appraiser Liability 

The liability of appraiser and the firm is limited to the client only and to the fee actually 
received by appraiser.  Further, there is no account-ability, obligation, or liability to any third 
party.  If this report is placed in the hands of anyone other than client, the client shall make 
such party aware of all limiting conditions and assumptions of the assignment and related 
discussions.  The appraiser is in no way responsible for any costs incurred to discover or 
correct any deficiencies of any type present in the property; physically, financially, and/or 
legally.  In the case of limited partnerships or syndication offerings or stock offerings in 
property, client agrees that in case of lawsuit (brought by lender, partner or part owner in any 
form of ownership, tenant, or any other party), any and all awards, settlements of any type in 
such suit, regardless of outcome, client will hold appraiser completely harmless in any such 
action. 

 
I am not required to give testimony or to appear in court by reason of this appraisal, with 
reference to the property in question, unless prior arrangements have been made. 

 
 2. Use of Report 
 

Acceptance of, and/or use of, this appraisal report by client or any third party constitutes 
acceptance of the above conditions. APPRAISER LIABILITY EXTENDS ONLY TO STATED 
CLIENT, NOT SUBSEQUENT PARTIES OR USERS, AND IS LIMITED TO THE FEE RECEIVED. 

 
 3. Title/Ownership 
 

No responsibility is assumed for matters of legal nature affecting title to the property nor is an 
opinion of title rendered.  The title is assumed to be good and marketable.  The value estimate 
is given without regard to any questions of title, boundaries, encumbrances, or 
encroachments. 

 
  All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless so 

specified within the report.  The property is appraised as though under responsible ownership 
and competent management. 
Possession of this report, or a copy thereof, does not carry with it the right of publication, nor 
may it be used for any purpose by any but the client without the previous written consent of 
the appraiser or the client, and then only with proper identification and qualification and only 
in its entirety. 
 

 
Neither all nor any part of the contents of this report shall be conveyed to the public through 
advertising, public relations, news, sales, or other media without the written consent and 
approval of the appraiser, particularly as to valuation conclusions, or to the identity of the 
appraiser or appraisal firm represented, or any reference to an appraisal organization or an 
appraisal designation. 
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Because there is no current title report, this appraisal assumes there are no adverse 
easements or encroachments, or private restrictions, which adversely affect the development 
potential of the subject site.  If this is not a valid assumption, then we reserve the right to 
revise the appraisal accordingly. 

 
 4. Condition of Site 
 

No survey of the property has been made by the appraiser and no responsibility is assumed in 
connection with such matters.  Any maps, plats, or drawings reproduced and included in this 
report are intended only for the purpose of showing spatial relationships.  The reliability of 
the information contained on any such map or drawing is assumed by the appraiser and 
cannot be guaranteed to be correct. 

 
It is assumed that there are no hidden or unapparent conditions of the property, sub-soil or 
structures which would render it more or less valuable.  No responsibility is assumed for such 
conditions or the engineering which may be required to discover such factors.  Since no 
engineering or percolation tests were made, no liability is assumed for soil conditions.  
Subsurface rights (mineral and oil) were not considered in making this appraisal. 

 
No engineering survey was made or caused to be made by the appraiser, and any estimate of 
fill or other site work was based on visual observation and the accuracy of required fill is not 
guaranteed.  No test borings or typing and analysis of subsoils were made or caused to be 
made by the appraiser, and the appraiser assumes no responsibility for the presence of any 
adverse conditions, or for any engineering which might be required to discover such a 
condition. 

 
No soils report was furnished and no opinion is expressed relative to the suitability of soil and 
subsoil conditions.  It is assumed that soil and subsoil conditions are conducive to 
development of the site.  I am not aware of any adverse soil conditions in this area of the city. 

 
A Phase I ESA was not available to the appraiser.  Inspection of the site did not reveal any 
conditions that suggest the location of hazardous materials on the site; however, the appraiser 
is not an expert in these matters.  Therefore, it is recommended that the client obtain a Phase I 
Environmental Site Assessment from a competent engineer as due diligence.  Further, there 
were no conditions that suggest that any portion of the subject property is within a Wetlands 
Area; however, a study should be prepared to satisfy any concerns with wetlands regulations.  
The value estimates in this report are subject to a Phase I ESA and a Wetlands Study.  Should 
these studies reveal an adverse impact upon the site, the appraiser reserves the right to 
amend this appraisal report accordingly. 
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5. Conditions of Improvements If Applicable 
 
  On all appraisals subject to satisfactory completion, repairs or alterations, the appraisal report 

and value conclusion are contingent upon completion of the improvements in a workmanlike 
manner. 
This appraisal is conditional upon the structure being structurally sound, free and clear of all 
wood destroying organisms and all plumbing, electrical and mechanical parts being in good 
working order. 
 
In this appraisal assignment, the existence of potentially hazardous material used in the 
construction or maintenance of the building, such as the presence of urea-formaldehyde foam 
insulation or asbestos, and/or the existence of radon gas and/or toxic waste, which may or 
may not be present on the property, was not observed by me (us); nor do I (we) have any 
knowledge of the existence of such materials on or in the property.  The appraiser(s), 
however, is (are) not qualified to detect such substances.  The existence of urea-formaldehyde 
foam insulation, asbestos, radon gas or other potentially hazardous waste material or toxic 
waste may have an effect on the value of the property.  I (We) urge the client to retain experts 
in these fields if desired.  I (We) reserve the right to revise the appraisal accordingly if 
potentially hazardous material used in the construction or maintenance of the building, such 
as the presence of urea-formaldehyde foam insulation or asbestos, and/or the existence of 
radon gas and/or toxic waste is found on or in the property. 

 
This appraisal should not be considered a report on the physical items that are a part of this 
property.  Although the appraisal may contain information about the physical items being 
appraised (including their adequacy and/or condition), it should be clearly understood that 
this information is only to be used as a general guide for property valuation and not as a 
complete or detailed physical report.  The appraisers are not construction, engineering, or 
legal experts, and any opinion given on these matters in this report should be considered 
preliminary in nature. 

 
The observed condition of the foundation, roof, exterior walls, interior walls, floors, heating 
system, plumbing, insulation, electrical service, and all mechanicals and construction is based 
on a casual inspection only and no detailed inspection was made.  For instance, we are not 
experts on heating systems and no attempt was made to inspect the interior of the furnace.  
The structures were not checked for building code violations and it is assumed that all 
buildings meet the building codes unless so stated in the report. 

 
Some items such as conditions behind walls, above ceilings, behind locked doors, or under the 
ground are not exposed to casual view and, therefore, were not inspected.  The existence of 
insulation (if any is mentioned) was found by conversation with others and/or circumstantial 
evidence.  Since it is not exposed to view, the accuracy of any statements about insulation 
cannot be guaranteed. 

 
Because no detailed inspection was made, and because such knowledge goes beyond the scope 
of this appraisal, any observed condition comments given in this appraisal report should not 
be taken as a guarantee that a problem does not exist.  Specifically, no guarantee is made as to 
the adequacy or condition of the foundation, roof, exterior walls, interior walls, floors, heating 
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system, air conditioning system, plumbing, electrical service, insulation, or any other detailed 
construction matters.  If any interested party is concerned about the existence, condition, or 
adequacy of any particular item, we would strongly suggest that a construction expert be hired 
for a detailed investigation. 

 
Proposed improvements, if any, on or off-site, as well as any repairs or alterations required are 
assumed, for purposes of this appraisal to be completed in good and workmanlike manner 
according to information submitted and/or considered by the appraisers.  In cases of 
proposed construction, the appraisal is subject to change upon inspection of property after 
construction is completed.  This estimate of market value is as of the date shown, and if 
proposed, as if completed and operating at levels shown and projected. 
 
 

 6. Market Data 
 

Information (including projections of income and expenses) provided by informed local 
sources such as government agencies, financial institutions, Realtors, buyers, sellers, property 
owners, bookkeepers, accountants, attorneys, and others, is assumed to be true, correct, and 
reliable.  No responsibility for the accuracy of such information is assumed by the appraiser. 

 
The comparable sales data relied upon in the appraisal are believed to be from reliable 
sources.  Though all the comparables were examined, it was not possible to inspect them all in 
detail.  The value conclusions are subject to the accuracy of said data.  

 
Engineering analyses of the subject property were neither provided for use nor made as a part 
of this appraisal contract.  Any representation as to the suitability of the property for uses 
suggested in this analysis is therefore based only on a rudimentary investigation by the 
appraiser and the value conclusions are subject to said limitations. 
 

 
 7. Standards 
 

This appraisal has been made in accordance with the rules and professional ethics of the 
Appraisal Institute and is intended to conform to the Uniform Standard of Professional 
Appraisal Practice (USPAP) promulgated by the Appraisal Standards Board of the Appraisal 
Foundation. 

 
 8. Regulatory 
 

It is assumed that there is full compliance with all applicable federal, state, and local 
environmental regulations and laws unless noncompliance is stated, defined, and considered 
in the appraisal report.  It is assumed that all applicable zoning and use of regulations and 
restrictions have been complied with, unless a nonconformity has been stated, defined, and 
considered in the appraisal report. 
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It is assumed that all required licenses, consents, or other legislative or administrative 
authority from any local, state, or national government or private entity or organization have 
been or can be obtained or renewed for any use on which the value estimate contained in this 
report is based. 

 
It is assumed that the utilization of the land and improvements is within the boundaries of the 
property lines of the property described and that there is no encroachment or trespass unless 
noted in the report. 

 
 9. Valuation 
 

The distribution of the total valuation of this appraisal between land and improvements 
applies only under the existing program of utilization.  The separate valuations for the land 
and building must not be used in conjunction with any other appraisal and are invalid if so 
used. 

 
All values shown in the appraisal report are projections based on analysis as of the date of the 
appraisal.  These values may not be valid in other time periods or as conditions change.  Since 
the projected mathematical models are based on estimates and assumptions which are 
inherently subject to uncertainty and variation depending upon evolving events, they are not 
presented as results that will actually be achieved. 

 
This appraisal is an estimate of value based on an analysis of information known to us at the 
time the appraisal was made.  We do not assume any responsibility for incorrect analysis 
because of incorrect or incomplete information.  If new information of significance comes to 
light, the value given in this report is subject to change without notice. 

 
 

Any before-tax investment analysis and resulting measures of return on investment are 
intended to reflect only possible and general market considerations, whether used to estimate 
value or return on investment given a purchase price.  Please note that the appraiser does not 
claim expertise in tax matters and advises client to seek competent tax advice. 

 
10. Limiting Conditions Disclaimer Relating to the ADA: 
 

The Americans with Disabilities Act (ADA) became effective January 26, 1992.  I have not made a specific compliance 
survey and analysis of this property to determine whether or not it is in conformity with the various detailed 
requirements of the ADA.  It is possible that a compliance survey of the property together with a detailed analysis of 
the requirements of the ADA could reveal that the property is not in compliance with one or more of the 
requirements of the act.  If so, this fact could have a negative effect upon the value of the property.  Since I have no 
direct evidence relating to this issue, I did not consider possible noncompliance with the requirements of ADA in 
estimating the value of the property. 
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11.   Disclosures Required by USPAP 
 
This property has not been appraised by me previously.  I have had no Real Estate dealings with this property in the 
past in any capacity. 
 
 

 
 
 

Definitions of Extraordinary Assumptions and Hypothetical Conditions 
 
 
Extraordinary Assumption: 
An assumption directly related to a specific assignment, which, if found to be false, could alter the appraiser’s opinions 
or conclusions.  Extraordinary Assumptions presume as fact otherwise uncertain information concerning physical, 
legal, or economic characteristics of the subject property, or about  conditions external to the property, such as 
market conditions or trends, or about the integrity of data used in the analysis. 
 
 
These Extraordinary Assumptions are being made with respect to this appraisal: 
 

1. There are no environmental problems with the subject that would impact value or site development. 
2. I am basing the size of the easement on information supplied to me by Kyle Oakley, the client’s representative. 
3. Mr. Oakley has also supplied information that the parking deck has been redesigned to allow access to 117-

119 South Elm Street and 115 South Elm Street along with a designated parking space for a tour bus; however, 
I have not been provided a set of plans confirming this. This appraisal is based on the extraordinary 
assumption that the parking deck will be redesigned to allow sufficient access to 117-119 South Elm Street 
and 115 South Elm Street so that no damages are  incurred by either property. 

 
 
 
Hypothetical Condition: 
That which is contrary to what exists but is supposed for the purpose of analysis.  Hypothetical conditions assume 
conditions contrary to known facts about physical, legal, or economic characteristics of the subject property, such as 
market conditions or trends, or about the integrity of data used in an analysis. 
 
In this report, the following Hypothetical Condition is being assumed: 
 
In order to estimate the value of the land within the access easement, the subject will be compared to similar land 
sales with the hypothetical condition that the access easement does not exist. The value of the access easement will be 
determined from the value of the subject  land as a whole. 
 

The subject is being appraised “As If Vacant”. 
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Summary 
 
Property Location:   112 East Market Street, Greensboro, NC 27401 
 
Current Owners:   City of Greensboro, NC 
 
Tax Parcel  #:    0000004 
 
Property Interest Appraised:  Fee Simple 
 
Client/Intended Use & Users: The  City of Greensboro, NC  The appraisal is not intended for any other use 

or user.  No party other than the above mentioned  entities  may use or rely 
on  the information, opinions, and conclusions contained  in this report. 

 
 
Value Appraised: Market Value: The Appraisal of Real Estate, Fourteenth Edition 
 
Appraisal Dates:  
     Effective: April 12, 2018 
     Inspection: April 12, 2018 
     Report: April 16, 2018 
  
Marketing Time/Exposure Time: Based on available data within the Real Estate industry, for properties  

similar to the subject it  is estimated to be  around one year.  
 
Land  Area: According to available public records, the subject lot is .72 acre in size 

(31,363 SF). The appraiser has not had the benefit of a survey on the whole 
property. The access easement that serves 115 South Elm Street and 117-
119 South Elm Street is determined to be (based on information supplied by 
the client)  9 feet by 150 feet+-  (1,350 square feet).  See plat map in 
addenda.  

 
 
Flood Plain Map #: 3710786400J  (6/18/2007) 
 
Improvements: The subject is improved with  a parking lot.  The City of Greensboro plans to 

build a mulit-level parking deck on the property. 
 
Property History: 
      Deed Book/ Page: Deed book 7948, Page 2720-2724  
      Date: June 26, 2017 
      Sale Price: RE Taxes  (Per Public Records) indicates a sale price of  $1,172,000. 
  (An assemblage of 5 parcels, one having a small retail building). 
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Highest & Best Use As If Vacant: Commercial Use 
 
Highest & Best Use As Improved: Commercial Use 
 
Objective  of Appraisal and Purpose of Report: 
  
The objective of the appraisal is to determine the value of the 1,350 square foot  access easement that is  
encumbering  the development of the subject tract. 
 
 
Definition of Market Value: 
  
As defined in The Appraisal of Real Estate, 14th edition,  market value is “ The most probable  price as of a 
 specified   price as of a specified date, in cash, or in terms equivalent  to cash, or in other precisely revealed     
 terms,  for which the specified property rights should sell after reasonable exposure in a competitive market 
under all conditions requisite to a fair sale, with the buyer and seller each acting  prudently, knowledgably and  
for  self interest, and  assumes that neither is under undue duress”. 
 
Scope of Work: 
 
The scope of the appraisal is to estimate market value of the subject lot as if vacant and determine the value of 
the access easement encumbering the development of the subject lot.  Kyle Oakley has supplied information 
indicating that the owners of the easement at 115 South Elm Street and 117-119 South Elm Street will not suffer 
damages to their properties due to a redesigned parking lot plan  and  a designated  parking space  for a tour bus. 
If this is indeed,  determined to be sufficient, then there will be no value loss attributable to the loss of the 
easement. The appraiser has collected and analyzed comparable land sales, as well as general market data with 
respect to the economy. After research and analyzing the data, a value estimate for the easement has been 
determined.  
 
 
Valuation Methodology:   
 
The market value of the land will be estimated by the Sales Comparison Approach.  The Cost Approach and 
Income Approach will not be considered. The Sales Comparison Approach is a generally accepted appraisal 
method and produces a credible assignment result.  
 
 
Existing Use as of the Date of the Appraisal:  It is being used as a parking lot.  
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Reconciliation: 
 
The sales presented in the preceding grid are the best available to this appraiser at this time.  Typically, land sales 
are primarily adjusted for location, size, topography, zoning, shape/utility of site, and public/private utilities. All 
of the sales have the same zoning and are located within a few blocks of the subject. Two of the four sales were 
purchased by the City for the Tanger  Performing Arts Center. Taking into consideration that these two sales may 
be slightly higher than market value due to the nature of the sale, lesser weight is given for the high end of the 
range. Two sales require appropriate size adjustments.   After adjustments, it is my opinion that  toward the 
middle of the range is the most likely estimate of market value, say $42.00 per square foot.  
 
 
Therefore,  the  estimated value of the easement is: 
 
 

1,350  SF  X  $42.00    =   $56,700.00 
(Fifty-six Thousand Seven Hundred Dollars) 
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Subject Photos 

 

 
 

View of Access Easement From Davie Street, Facing West 

Photo Taken 4/14/2018 

/ 

Stree Scene of  Davie Street., Facing North 

Photo Taken 4/14/2018 

 

 



31 

 

 

 

 
 

Street Scene of Davie Street, Facing South 

Photo Taken 4/14/2018 

 

 
 

Parking Lot, Facing Southwest 

Photo Taken 4/14/2018 
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Rear View of 115 South Elm Street 

Photo Taken 4/14/2018 

 

 
 

Rear of 117-119 South Elm Street 

Photo  Taken  4/14/2018 
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Front View of 115 and 117-119 South Elm Street 

Photo  Taken 4/14/2018 

 

 
Street Scene of Elm Street, Facing South 

Photo Taken  4/14/2018 
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Street Scene of East Market Street, Facing East 

Photo Taken 4/14/2018 

 

 
 

Street Scene of Market Street, Facing West 

Photo Taken 4/14/2018 
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QUALIFICATIONS OF APPRAISER:     LYNN B. RITCHY 

 

PROFESSIONAL EXPERIENCE IN REAL ESTATE: 

 11/92- Present:  LR Appraisals, Inc. Managing Appraiser 

 1/90 - 11/92 :  McNairy & Associates - Appraiser 

 8/89 - 12/89 :  W. Calvin Reynolds & Associates  -Research and Appraising 

 1986 - 1989  :  Self Employed Real Estate Broker 

 1984 - 1986  :  Smithdeal Realtors - Real Estate Broker 

EDUCATIONAL BACKGROUND: 

 Auburn University - B. A. Degree 

 

   Guilford Technical Community College - 

  Real Estate Fundamentals  

  Real Estate Finance  

  Real Estate Law 

  Real Estate Brokerage Options 

  Real Estate Appraising 

  G-1,G-2,G-3 

 

   University of North Carolina at Chapel Hill - * 

  Residential Valuation 

  Standards of Professional Practice 

  Real Estate Appraisal Principles 

  Case Studies 

  Report Writing 

 

   University of Georgia at Athens-*  

  Basic Valuation Procedures 

 

   University of Colorado at Boulder -* 

  Capitalization B 

  Challenged, Passed Capitalization A * 

 

Advanced Appraisal Institute Courses-* 

  Advanced Income (Course 510) 

  Advanced Cost and Sales Comparison (Course 530- Audited) 

  Advanced Applications (Course 550-  Audited) 

  Condemnation Appraising: Advanced Topics & Applications (Course 720) 

 

*Courses Sponsored by Appraisal Institute 

 

Completed Demonstration Report, experience and education  requirements toward MAI Designation. 

 

PROFESSIONAL AFFILIATIONS: 

 Appraisal Institute 1989-2012 

 Greensboro Regional Realtors Association 

 Realtors’ Commercial Alliance 

 Triad Commercial Information Exchange 

 State Certified General Appraiser, License No. A2814 

 


