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Dear Ms. Loftis
This is an Appraisal Report which is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal
Practice for an Appraisal Report. As such, it presents only summary discussions of the
data, reasoning, and analyses that were used in the appraisal process to develop the
appraiser’s opinion of value. Supporting documentation concerning the data, reasoning,
and analyses is retained in the appraiser’s file. The depth of discussion contained in this
report is specific to the needs of the client and for the intended use stated below. The
appraiser is are not responsible for unauthorized use of this report.

SUBJECT: Town of Surf City
213 N New River Drive
405 Goldsboro Avenue
409 Goldsboro Avenue
Surf City, NC 28445
FINAL VALUE ESTIMATE:
Market Value - “As Is”:

$982,000

APPRAISER:

Suzanne H. Nelson, MAI
NC Certified General Real Estate Appraiser A6424
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SUMMARY OF SALIENT FACTS

The appraisal revealed the following facts and conclusions:
Property Name:

Town of Surf City

Address:

213 N New River Drive
405 Goldsboro Avenue
409 Goldsboro Avenue
Surf City, NC 28445

Owner:

Town of Surf City

Zoning:

C-1, Central Business District
Town of Surf City

Utilities:

E, T, W, S

Improvements:

None

Land Area:

0.41 Acres

Flood Zone:

Flood Zone AE – Map 3720423500J
February 16, 2007

Current Use:

Vacant

Highest and Best Use:

Neighborhood Business/Commercial

Interest Appraised:

Fee Simple

Date of Valuation:

April 11, 2019; Date of Inspection

Cost Approach Value:

N/A

Sales Comparison Approach Value:

$982,000

Income Approach Value:

N/A

Final Value Indication:
Market Value - “As Is”:

$982,000
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IDENTIFICATION OF THE PROPERTY: The subject property is identified as the Town
of Surf City property located at 305 N. New River Drive, 405 Goldsboro Avenue and 409
Goldsboro Avenue in Surf City, Pender County, North Carolina. The subject consists of
three contiguous tax parcels further identified as 4235-90-2395-0000 (Parcel 1); 423590-24524-0000 (Parcel 2) and 4235-90-2408-0000 (Parcel 3). The current owner of
record is Town of Surf City.

Parcel 1 is an irregular-shaped sound front lot containing 0.18 acres. The site is vacant
with no real property improvements.
Parcel 2 is an irregular-shaped sound front lot containing 0.09 acres. The site is vacant
with no real property improvements.
Parcel 3 is an irregular-shaped sound front lot containing 0.14 acres. The site is vacant
with no real property improvements.
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PURPOSE OF THE APPRAISAL: The purpose of this appraisal is to provide the
appraisers’ best estimate of the market value of the subject real property as of the
effective date. "Market Value" is defined by the federal financial institutions regulatory
agencies as follows:
"Market value" means the most probable price which a property should
bring in a competitive and open market under all conditions requisite to a
fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:
1.

Buyer and seller are typically motivated;

2.

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

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: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart CAppraisals, 34.42 Definitions (g).

INTENDED USE: The intended use of this appraisal is for internal business purposes by
the client, Town of Surf City.
The appraiser has not identified any other intended use at the time of this assignment.

INTENDED USER: The intended user of this report is Town of Surf City.
The appraiser has not identified any other intended users at the time of this assignment.

INTEREST VALUED: Fee Simple; subject to any and all easements of record.

EFFECTIVE DATE OF VALUE: April 11, 2019, date of inspection.
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DATE OF REPORT: May 6, 2019.

SCOPE OF APPRAISAL AND REPORTING PROCESS: In preparing this appraisal, the
appraiser:


Inspected the subject property on April 11, 2019;



Gathered and confirmed information on land sales;



Applied the sales comparison approach to value to derive an
indication of value.

The subject property consists of three contiguous tax parcels located along N. New River
Drive, Goldsboro Avenue and the ICW in Surf City, North Carolina. The subject parcels
are vacant and contain a total of 0.41 acres.
To develop the opinion of value, the appraiser utilized the sales comparison approach to
value. The cost approach and income approach are considered not applicable and have
been excluded from the valuation process of this report.
This Appraisal Report is a recapitulation of the appraiser’s data, analyses, and
conclusions. Supporting documentation is retained in the appraiser’s file.

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS:
An Extraordinary Assumption is defined as “an assignment-specific assumption as of
the effective date regarding uncertain information used in an analysis which, if found to
be false, could alter the appraiser’s opinions or conclusions. USPAP 2018-2019, page 4.
Comment: Uncertain information might include physical, legal, or economic
characteristics of the subject property; or conditions external to the property,
such as market conditions or trends; or the integrity of data used in an
analysis.
No extraordinary assumptions were required to develop the value conclusion as stated in
this report.
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A Hypothetical Condition is defined as “a condition, directly related to a specific
assignment, which is contrary to what is known by the appraiser to exist on the effective
date of the assignment results, but is used for the purpose of analysis.” USPAP 20182019, page 4.
Comment: Hypothetical conditions are contrary to known facts about
physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or
about the integrity of data used in an analysis.
No hypothetical conditions were required to develop the value conclusion as stated in this
report.
Neighborhood/Market Conditions: The subject’s neighborhood is considered to be the
town limits of Surf City. Surf City is located in the northeast corner of Pender County along
the Pender/Onslow County line. As its name implies, Surf City is an oceanfront community
with an economy driven by tourism and visitors who enjoy the beaches, ocean, and boating
along the Atlantic Intracoastal Waterway. Surf City is located both on Topsail Island and
on the mainland of Pender County. Growth in the town is projected to occur more on the
mainland side of the waterway, as the island area is almost built out. The town has a
commercial district along NC Highway 50 that offers a wide range of general commercial
and retail use. A large concentration of commercial space is located at the north end of
the town, directly on NC Highway 50. This area is anchored by a new Wal-Mart
Neighborhood Market, CVS Pharmacy, and Family Dollar store. A new shopping center,
anchored by Publix grocery store, was recently constructed at this intersection. Local
mom-and-pop in-line tenants are also attracted to this area. The southern end of the
commercial corridor is located around the intersection of NC Highway 50 and South New
River Inlet Drive on Topsail Island. This area supports several real estate offices, local
restaurants and multi-tenant retail centers with predominantly local tenants. A residential
development is under construction in the northeast section of the town that could add an
additional 600 housing units. Surf City should continue to be a town of positive growth as
the economy continues to improve. In addition, Surf City is attractive to retirees and its
proximity to Wilmington and Jacksonville also makes it attractive to working families.
Positive growth is projected for Surf City over the next five-to-seven years.
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DESCRIPTION OF REAL ESTATE APPRAISED:
Location Description: The subject property is located along N. New River Drive,
Goldsboro Avenue and the ICW in Surf City, Pender County, North Carolina. Pender
County is situated in the southeastern section of the North Carolina Coastal Plain. The
county encompasses an area of 875 square miles and has an average elevation of 49
feet above sea level. Pender County is rural with a major portion of the land area utilized
for agriculture and forestry. The urban and built-up areas account for a very small
percentage of the county's land area.
Duplin County adjoins Pender County on
the north and Onslow County lies to the
east. Columbus, Brunswick and New
Hanover Counties adjoin on the south and
Bladen and Sampson Counties lie to the
west.
The largest municipality within Pender
County is Burgaw, the county seat. Other
incorporated smaller communities within
the county are Atkinson, St. Helena,
Topsail Beach, Sloop Point, Watha and
portions of Surf City and Wallace.

USA
North Carolina
Pender County

POPULATION
2010 Census Est. July 2017 % Change
308,748,538
325,719,178
5.5%
9,535,721
10,273,419
7.7%
52,198
60,958
16.8%

Source: U.S. Census
Pender County's population growth is significantly more than the national average and
the growth of North Carolina. The majority of this growth has taken place in the
coastal/resort communities of the county.
The county unadjusted unemployment rate is trending downward with the state and
national averages. More than 77 percent of Pender County residents travel outside the
county to find employment.
UNEMPLOYMENT RATES
2013 2014 2015 2016
USA
7.4% 6.2% 5.3% 4.9%
North Carolina 8.0% 6.3% 5.7% 5.1%
Pender County 9.0% 7.1% 6.1% 5.3%
Source: N.C. Employment Security Commission
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2017
4.4%
4.6%
4.7%

2018
3.9%
3.9%
4.2%

The following are some of the largest employers in the county as of the third quarter of
2018.
TOP EMPLOYERS – PENDER COUNTY
Employer
Employees
Employer
Employees
County Board of Education
1,000+
Wal Mart
100-249
NC Dept of Public Safety
250-499
Pender Vol EMS & Rescue
100-249
Pender County
250-499
Food Lion, LLC
100-249
Pender Memorial Hospital
250-499
LL Building Products
100-249
Woodbury Wellness Center
100-249
Harris Teeter
100-249
Source: N.C. Commerce, Labor and Economic Analysis Division

Median household income statistics reveal Pender County residents to be below the state
average and the national level.
MEDIAN HOUSEHOLD INCOME
2013-2017
USA
$57,652
North Carolina
$50,320
Pender County
$49,357
Source: U.S. Census

Burgaw provides basic retail services for the county. Wilmington is the wholesale and
distribution center for the region. The county is served by Interstate Highway 40, US
Highways 17, 117 and 421 and NC Highways 53 and 210. Common-carrier transportation
is provided by a variety of motor-carrier freight lines. Scheduled airline service is available
in adjoining New Hanover and Onslow Counties. Recent growth in Pender County has
taken place primarily along the US Highway 17 corridor in the Hampstead vicinity and
coastal/resort areas of Surf City and Topsail Beach, which is located on Highway 50. The
region is home to native crops such as strawberries, blueberries, grapes and pumpkins.
Other agricultural products that contribute a substantial portion of the county’s economic
base include sweet potatoes, tobacco, soybeans, peanuts and corn. The county is also
home to several horse, ostrich and emu farms. The Holly Game Preserve is the largest
state-controlled hunting preserve on the east coast.
Topsail Island is a 26-mile-long barrier island, accessible by an old-fashioned swing
bridge and a modern high-rise bridge. The island is composed of three towns – North
Topsail Beach, Surf City and Topsail Beach. Topsail Beach reaches from the Surf City
town limits to the southern-most tip of the island and has a permanent population of
around 500. On the mainland, service areas include the towns of Sneads Ferry and Holly
Ridge. While tourism-related businesses are the primary economic contributor to the
area, commercial fishing and agriculture play a role as well, with Surf City being the center
of commercial activity.
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According to U.S. Census information, building permits issued in the United States
peaked in 2006. Listed below is a summary of residential building permits issued locally.
RESIDENTIAL BUILDING PERMITS
2012 2013 2014 2015 2016 2017
Pender County 219
397
452
546
564
504
Source: U.S. Census

During the early through mid-2000s, interest in coastal properties resulted in renewed
interest in commercial and non-resort residential properties as well. This activity spread
somewhat to the more urban and suburban areas along NC Highway 50, US Highway 17
and NC Highway 210 corridors within Pender County and surrounding Onslow and New
Hanover Counties. The downturn in the national economy with the 2008 recession
resulted in a slowdown of growth in the county and region as well. However, the market
is showing improvement in recent years. It is anticipated that growth will continue in the
near future at a rate in line with general economic conditions.

Property Description: The subject property consists of three contiguous tax parcels
located along N. New River Drive and Goldsboro Avenue, with frontage along the ICW in
Surf City, Pender County, North Carolina. The 0.41-acre site is vacant.

Physical access is provided by frontage along N. New River Drive and Goldsboro Avenue.
N. New River Drive is a two-lane, asphalt-paved street with a center turn lane at the
subject. The public road access is typical of the neighborhood and adequate to serve the
subject property’s highest and best use. Goldsboro Avenue at the subject consists of a
soil-compacted street that terminates at the waterfront.
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The topography of the site is level and at grade with the adjoining public road right of way.
Elevations in this neighborhood range from sea level to about 10’ above sea level. The
subject property has usable shallow water frontage. The soils found on the subject
property appear to be a sandy loam. The subject’s soils have a history of supporting both
commercial and residential improvements in this neighborhood. There were no adverse
topographical issues noted during the property inspection.
Utilities available to the property include electricity, telephone, water, and sewer.
Inspection of the site revealed no evidence of hazardous materials nor was any such
evidence brought to my attention by sight, hearsay or any other means during the course
of my investigation. However, I did not make a subsurface investigation and since I am
not qualified an expert in detecting environmentally hazardous substances, a complete
soil study may be advisable. To my knowledge, no easements or encroachments affect
the site other than typical utility, drainage and/or road right-of-way easements. No
nuisances or hazards were observed in the immediate area that would prevent its use for
a commercial purpose in accordance with the present zoning. Nearby land uses include
retail, office and restaurants.
The subject property, as well as a major portion of the neighborhood, is located in Flood
Zone X, which is above the 100-year flood zone as shown on FEMA Flood Map
3720423500J, dated February 16, 2007.
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Zoning: The subject is located within the town limits and zoning jurisdiction of Surf City.
The parcels are zoned C-1, Central Business District.

C-1 Central Business District - Is intended to protect and promote suitable areas for
business and commercial uses which benefit from proximity to each other including a
variety of sales and service facilities for the general public and to encourage the intense
development of a centralized business center in Surf City.
The dimensional requirements of the C-1 zoning are summarized in the following chart:

District
C-1

Use
Res
Com

Setbacks
Minimum
Lot Size Lot Width Front Side Rear LCR
5,000 SF
50’
15’ 7.5’
20’ 40%
2,500 SF
25’
10’
0
3’ 100%

Permitted uses in the central business district include accessory buildings, retail sales,
office and professional services, private clubs, hotels, and single-family residential use.
Marinas can be permitted with a conditional use permit.
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Real Estate Taxes and Assessments: The records of the Pender County Tax
Assessor’s office identify the subject property as three parcels. The Tax Pin No.,
Location, Assessed Values, Tax Rate and Estimated Taxes are shown in the following
table.

Parcel
1
2
3

Tax Pin No.
4235-90-2395-0000
4235-90-2452-0000
4235-90-2408-0000

Address
213 N New River Dr.
405 N. Goldsboro Ave.
409 Goldsboro Ave.

Assessed Values
Land
Imp.
Total
$340,200
$0
$340,200
$201,600
$0
$201,600
$331,209
$0
$331,209

Tax
Rate
$1.1875
$1.1875
$1.1875

Total

Est.
Taxes
$4,039.88
$2,394.00
$3,933.11
$10,366.98

The 2018 tax rate for Pender County was $.685 per $100, the 2018 tax rate for the town
of Surf City was $.41 per $100, and the 2018 tax rate for Pender County EMS was $.0925,
indicating a total tax rate for subject property of $1.1875 per $100 at 100 percent of
assessment. Based on the current value assessment and the 2018 tax rate, the indicated
taxes for subject property are calculated to be $10,366.98.
The subject is tax exempt under the ownership of the Town of Surf City.
The 2019 tax rate has not been published at the date of appraisal. However, no major
changes are anticipated in tax rates or assessed values in 2019.

Improvements: The 0.41-acre site is vacant with no real property improvements.

History: The current owner of subject is Town of Surf City. Title was acquired from E Z
Property Investments, LLC on December 27, 2007. The legal description is recorded in
Deed Book 3378, page 327 in the Pender County Registry. The excise stamps of $4,400
indicates a sales price of $2,200,000. A further check of public record reveals no
conveyance of subject within past three years.
To my knowledge, there are no current listings and/or pending contracts on the subject
property.
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HIGHEST AND BEST USE:
The highest and best use of a property is the foundation for the analysis of the subject’s
market value. The principles behind this analysis are to recognize market trends in the
subject’s neighborhood and to determine what practical, reasonably market supported
uses would provide the highest return per dollar invested in the subject’s real estate. The
Appraisal of Real Estate defines Highest and Best Use as:
“that reasonable and probable use that will support the highest present
value as defined as of the effective date of the appraisal. Alternatively, that
use, from among reasonable and legal alternative uses, should be found to
be physically possible, appropriately supported, financially feasible, and
result in the highest land value.”
The highest and best use of land or a site must be (the four standards are applied in
order):
1.

Legally Permissible: What uses of the subject tract of land or site
are permitted by zoning or deed restrictions?

2.

Physically Possible: What uses of the subject tract of land or site
are physically possible?

3.

Financially Feasible: Which possible and permissible uses will
produce the highest return to the owners of the subject tract of land
or site?

4.

Maximally Productive: The use that produces the highest price or
value consistent with the rate of return warranted by the market for
that use is the highest and best use.

To test the highest and best use as vacant and/or improved, all logical, feasible
alternatives are analyzed. Each alternative use must first meet the tests of legally
permissible and physically possible. The uses that meet the first two tests then are
analyzed to establish how many financially feasible alternatives must be considered.
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Highest and Best Use as Though Vacant
1.

Legally Permissible: What uses of the subject tract of land or site are permitted
by zoning or deed restrictions?

As noted, the subject property is located within the town limits of Surf City. The subject
property is currently zoned C-1, Central Business District. The C-1 district is not restrictive
with regard to its permitted uses and has very lenient dimensional requirements. The C-1
zoning allows a wide variety of land uses such as retail, restaurants, and single-family
residential use. The subject property is located in a cluster of properties zoned C-1. The
first test of highest and best use would eliminate uses such as industrial, manufacturing,
and multi-family residential use. Based on legal permissibility, the first test of highest and
best use, a variety of uses would be permitted.
2.

Physically Possible: What uses of the subject tract of land or site are physically
possible?

The subject property is located on N New River Drive, Goldsboro Avenue and the ICW in
a predominantly neighborhood business and retail cluster. The subject’s neighborhood
also supports residential use, institutional uses and a dry stack marina. The subject
property’s size and dimensions are sufficient to meet the dimensional requirements of the
C-1 zoning. The subject property has sufficient frontage on and access to the public road
to support commercial/neighborhood business uses. The subject property has access to
all available utilities. The subject’s soils are suitable for supporting typical residential and
commercial buildings in this neighborhood. The subject property also has water frontage
and views of Stump Sound/ICW. The waterfront amenity is highly desirable in this
neighborhood. A wide variety of land use is both legally permissible and physically
probable for the subject.
3.

Financially Feasible: Which possible and permissible uses will produce the
highest return to the owners of the subject tract of land or site?

The determination of financial feasibility is dependent upon the relationship of supply and
demand of the most probable legal use versus development costs. The subject’s
neighborhood has seen a long history of mixed use. The subject property is located in a
commercial and neighborhood business corridor that supports office, retail, and
neighborhood business use. This neighborhood supports high rental rates and has a long
history of retail and neighborhood business use. A commercial/neighborhood business
waterfront use is considered financially feasible for the subject.
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4.

Maximally Productive: The use that produces the highest price or value
consistent with the rate of return warranted by the market for that use is the highest
and best use.

The maximum productivity to the site will be the use that returns the highest value to the
site. The comparable sales indicate that a higher value is gained from commercial/
neighborhood business space. However, relative to the maximum productive use of the
site, a feasibility sensitivity study as to what the optimum building/land ratio and
construction design is not within the scope of this report.

Conclusion
In consideration of the location, legal, and physical characteristics of the site, it is my
opinion the highest and best use of this site, as if vacant, is for a commercial and/or
neighborhood business use which would be legally permitted and in harmony with the
neighborhood.

Highest and Best Use as Improved
Not applicable.

SUMMARY OF ANALYSIS AND VALUATION:
Cost Approach: The cost approach consists of the estimate of the value of the site by
comparison as well as the estimate of the replacement cost new of the improvements
less depreciation from all causes. Inspection of the property revealed the site to be vacant
with no real property improvements. Therefore, the cost approach is considered not
applicable and has been excluded from the valuation process of this report.

Sales Comparison Approach: A summary of the three sales utilized in this analysis are
included on the following pages. Each sale has been compared and adjusted for time,
location and physical characteristics. The unit of comparison is price per square foot.
The sales and grid analysis are included on the following pages for convenience.
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COMPARABLE LAND SALES SUMMARY TABLE
No.
1
2
3

Location
116 S. Topsail Drive
126 N. Topsail Drive
122 N Topsail Drive

Sale Date
04/18/2016
06/09/2017
06/22/2018
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Price
$1,160,000
$260,000
$179,000

Size in SF
35,284
7,841
4,792

Price/SF
$32.88
$33.16
$37.36

Land Sale No. 1

Property Identification
Record ID
Property Type

3079
Commercial, Retail
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Land Sale No. 1 (Cont.)
Property Name
Address
Location
Tax ID

Old Ward Realty Office
116 S. Topsail Drive, Surf City, Pender County, NC
In the southeast quadrant of the intersection of NC Hwy 50 and
Kinston Avenue.
4234-89-2095, -3170, -3976, -4012

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Almeda, LLC
Town of Surf City
April 18, 2016
4618/1599
Fee Simple
Arm's Length; private negotiated sale
Cash to seller
Hobbs, Asst. Town Manager

Sale Price
Cash Equivalent

$1,160,000
$1,160,000

Land Data
Zoning
Topography
Utilities
Shape

C-1, Commercial
Level
All City
Irregular

Land Size Information
Gross Land Size
Front Footage

0.810 Acres or 35,284 SF
200 ft S. Topsail Drive; 225 ft Kinston Avenue; 150 ft S. Shore Drive

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$1,432,099
$32.88

Remarks
Site was improved with a 2,600 SF office building at date of sale. Buyer indicated building was in need of
new roof and cosmetic upgrades and contributed no value to the subject. Transaction was a negotiated
sale purchased for additional parking. No influence of potential eminent domain action as need for parking
was not critical, according to Town Manager.
Four adjoining tax parcels, parcel size from GIS.
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Land Sale No. 2

Property Identification
Record ID
Property Type
Address

2814
Commercial, Retail
126 N. Topsail Drive, Surf City, Pender County, NC
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Land Sale No. 2 (Cont.)
Location
Tax ID

In the southwest quadrant of the intersection of N. Topsail Drive and
Greensboro Avenue
4234-99-2701 & 4234-99-1668

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Tops Ventures, LLC & Paul & Joan Dorazio
Phillips Land Holdings, LLC
June 09, 2017
4644/2453
Fee Simple
Arm's Length
Private financing - 88% LTV
Phillips, grantee

Sale Price
Cash Equivalent

$260,000
$260,000

Land Data
Zoning
Topography
Utilities
Shape

C-1, Central Business District
Level
E/T/W/S
Irregular

Land Size Information
Gross Land Size
Front Footage

0.180 Acres or 7,841 SF
100 ft N Topsail Drive; 80 ft Greensboro Avenue

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$1,444,444
$33.16

Remarks
Private sale of two adjoining lots in CBD of Surf City. Site was purchased to relocate a real estate sales
office that was in right of way of new Surf City bridge project.
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Land Sale No. 3

Property Identification
Record ID
Property Type
Address
Tax ID

3086
Commercial, Commercial
122 N Topsail Drive, Surf City, Onslow County, NC
4234-99-1634-0000

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Recorded Plat
Verification

Batts Properties Inc
Henry Vu Nguyen
June 22, 2018
4667/1365
3/45
MLS 100107619

Sale Price
Cash Equivalent

$179,000
$179,000

Land Data
Zoning
Topography
Utilities

C-1, Commercial
Level
E, T, W, S

Land Size Information
Gross Land Size
Front Footage

0.110 Acres or 4,792 SF
50 ft N Topsail Drive

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$1,627,273
$37.36

Remarks
Days on market 32; Original list price $189,900
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Land Sales Analysis
Sale Data
Grantor:
Grantee:

Sale 1
Almeda
TOSC

Sale 2
Tops
PLH

Sale 3
Batts
HVN

Total Sales Price
Size-SF
Unit Sale Price per SF

$1,160,000
35,284
$32.88

$260,000
7,841
$33.16

$179,000
4,792
$37.35

Time Adjustment
Sale Month
Sale Year
Adjustment
Adjusted Sale Price

April
2016
1.00
$1,160,000

June
2017
1.00
$260,000

June
2018
1.00
$179,000

April
2019

S Topsail
Surf City
0

N Topsail
Surf City
0

N Topsail
Surf City
0

N New River
Surf City

No
50

No
50

No
50

Yes

Physical Characteristics
Size
Percent Adjustment

35,284
10

7,841
-5

4,792
-5

17,860

Site Condition - Uplands
Percent Adjustment

Similar
0

Wooded
10

Wooded
10

Level
Cleared

E, T, W, S
0

E, T, W, S
0

E, T, W, S
0

E, T, W, S

60
1.60

55
1.55

55
1.55

$1,856,000
$52.60

$403,000
$51.40

$277,450
$57.90

Location Adjustment
Comparison
Percent Adjustment
Water Frontage
Percent Adjustment

Utilities
Percent Adjustment
Net Adjustment
Composite Factor
Adjusted Sales Price
Indicated Value per SF

Range of Values Indicated for Subject Property
Value Indicated for Subject Property
17,860 SF x $55.00 per SF
Rounded To:
Mean
Std Dev

$51.40 to $57.90
$55.00
$982,278
$982,000

$53.97
$3.46
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Subject

17,860

Land Value Summary: Comparable sales of similar neighborhood business/commercial
parcels in the Surf City/Pender County market area have been located and inspected.
These sales have been compared and adjusted to subject property on a price-per-squarefoot basis. The sales range in time from April 2016 through June 2018. No adjustment
was considered necessary for time and/or market conditions over the past several years.
Sale 1 is the April 2016 conveyance of a 0.81-acre lot located at 116 S. Topsail Drive in
Surf City. The sales price was $1,160,000. The site was acquired by the Town of Surf
City for parking. As compared to the subject, Sale 1 was adjusted upward for lack of
waterfrontage and larger size. With no other adjustments considered necessary, Sale 1
reflects a value indication for the subject property of $52.60 per square foot.
Sale 2 is the June 2017 conveyance of a 0.18-acre lot located at the intersection of N
Topsail Drive and Greensboro Avenue in Surf City. The sales price was $260,000. The
site was acquired for relocation of a real estate sales office that was in right of way of the
new Surf City bridge project. As compared to the subject, Sale 2 was adjusted upward
for lack of waterfrontage and inferior site condition. In addition, Sale 2 was adjusted
downward for smaller size. With no other adjustments considered necessary, Sale 2
reflects a value indication for the subject property of $51.40 per square foot.
Sale 3 is the June 2018 conveyance of a 0.11-acre lot located at 122 N Topsail Drive in
Surf City.
The sales price was $179,000.
The property was acquired for
commercial/neighborhood business development purposes. As compared to the subject,
Sale 3 was adjusted upward for lack of waterfrontage and inferior site condition. In
addition, Sale 3 was adjusted downward for smaller size. With no other adjustments
considered necessary, Sale 3 reflects a value indication for the subject property of $57.90
per square foot.
These three land sales provide a range of value for the subject land from a low of $51.40
per square foot to a high of $57.90 per square foot. The mean of these sales as compared
and adjusted is $53.97 per square foot with a standard deviation of $3.46. Based on
these sales as compared and adjusted, it is my opinion the indicated value for the subject
should be within the range, around $55.00 per square foot.
Therefore:
17,860 SF x $55.00 per SF
Rounded To:

$982,278
$982,000

Income Approach: The income approach was not considered applicable to the valuation
of subject property. Therefore, the income approach was excluded from the valuation
process.
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RECONCILIATION AND VALUE CONCLUSION: The sales comparison approach
produced a value indication, rounded, of $982,000. The income approach and cost
approach are not applicable to the appraisal problem and has not been utilized in the
valuation process. In final reconciliation, consideration has been given to the sales
comparison approach.
Therefore, the market value of subject property as of April 11, 2019 is summarized as
follows:
Market Value – “As Is”

$982,000

MARKETABILITY
Exposure Time: “The estimated length of time that 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.”
Comment: Exposure time is a retrospective opinion based on an analysis
of past events assuming a competitive and open market.
Source: USPAP 2018-2019, page 4

At the appraisal value estimated, the exposure time (length of time the subject property
would have been exposed for sale in the market, had it been sold at the market value
concluded in this analysis, as of the above date of valuation), would have been
approximately 8-to-12 months. Exposure time may or may not be similar to days on the
market of the comparables due to reduction of list prices.
Marketing Time: “An opinion of the amount of time it might take to sell a real or personal
property interest at the concluded market value or at a benchmark price during the period
immediately after the effective date of an appraisal.”
Source: USPAP 2018-2019, page 78.

The estimated marketing time, if exposed in the market beginning on the date of this
valuation, is estimated to be 8-to-12 months.
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ASSUMPTIONS AND LIMITING CONDITIONS
This is an Appraisal Report which is intended to comply with the reporting requirements set forth
under Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an
Appraisal Report. As such, it presents discussions of the data, reasoning, and analyses that were
used in the appraisal process to develop the appraiser’s opinion of value. Supporting
documentation concerning the data, reasoning and analyses is retained the appraiser’s file. The
information contained in this report is specific to the needs of the client and for the intended use
stated in this report. The appraiser is not responsible for unauthorized use of this report.


No responsibility is assumed for the legal description provided or for matters
pertaining to legal or title considerations. Title to the property is assumed to be
good and marketable unless otherwise stated.



The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.



Responsible ownership and competent property management are assumed.



The information furnished by others is believed to be reliable, but no warranty is
given for its accuracy.



All engineering studies are assumed to be correct. The plot plans and illustrative
material in this report are included only to help the reader visualize the property.



It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for obtaining the engineering studies that may be
required to discover them.



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



It is assumed that the property conforms to all applicable zoning and use
regulations and restrictions unless a non-conformity has been identified,
described, and considered in the appraisal.



It is assumed that all required licenses, certificates of occupancy, consents, and
other legislative or administrative authority from any local, state, or national
government or private entity or organization have been or can be obtained or
renewed for any use on which the opinion of value contained in this report is based.
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ASSUMPTIONS AND LIMITING CONDITIONS
(continued)


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



Unless otherwise stated in this report, the existence of hazardous materials, which
may or may not be present on the property, was not observed by the appraiser.
The appraiser has no knowledge of the existence of such materials on or in the
property. The appraiser, however, is not qualified to detect such substances. The
presence of substances such as asbestos, urea-formaldehyde foam insulation,
and other potentially hazardous materials may affect the value of the property. The
value estimated is predicated on the assumption that there is no such material on
or in the property that would cause a loss in value. No responsibility is assumed
for such conditions or for any expertise or engineering knowledge required to
discover them. The intended user is urged to retain an expert in this field, if
desired.



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



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



The appraiser, by reason of this appraisal, is not required to give further
consultation or testimony or to be in attendance in court with reference to the
property in question unless arrangements have been previously made.



Neither all nor any part of the contents of this report (especially any conclusions
as to value, the identity of the appraiser, or the firm with which the appraiser is
connected) shall be disseminated to the public through advertising, public
relations, news, sales, or other media without the prior written consent and
approval of the appraiser.



Only preliminary plans and specifications were available for use in the preparation
of this appraisal; the analysis, therefore, is subject to a review of the final plans
and specifications when available.



Any proposed improvements are assumed to have been completed unless
otherwise stipulated so any construction is assumed to conform with building plans
reference in the report.
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ASSUMPTIONS AND LIMITING CONDITIONS
(continued)


The appraiser assumed that the reader or user of this report has been provided
with copies of available building plans and all leases and amendments, if any, that
encumber the property.



When no legal description or survey was furnished, the appraiser used the county
tax plat to ascertain the physical dimensions and acreage of the property. Should
a survey prove this information to be inaccurate, it may be necessary for the
appraisal to be adjusted.



The forecasts, projections, or operating estimates contained herein are based on
current market conditions, anticipated short-term supply and demand factors, and
a continued stable economy. These forecasts are, therefore, subject to changes
with future conditions.



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



The Americans with Disabilities Act (ADA) became effective January 26, 1992.
The appraiser has not made a specific compliance survey or analysis of the
property to determine whether or not it is in conformity with the various detailed
requirements of ADA. It is possible that a compliance survey of the property and
a detailed analysis of the requirements of the ADA would 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 impact upon the value of the property.

Suzanne H. Nelson, MAI
NC Certified General Real Estate Appraiser A6424
A&LC2018
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CERTIFICATION
I certify that, to the best of my knowledge and belief:


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



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



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



I have performed no services, as an appraiser or in any other capacity, regarding
the property that is the subject of this report within the three-year period
immediately preceding acceptance of this assignment.



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



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



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


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



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



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



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



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



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

Suzanne H. Nelson, MAI
NC Certified General Real Estate Appraiser A6424
CERT2018
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