


 
 

August 12, 2015 

Mr. Kevin W. Benedict 
Main Street Properties 
PO Box 2152 
Chapel Hill, NC 27515 

Dear Mr. Benedict: 

I have considered the likely impact of the proposed Hilton Garden Inn near 300 East Main 
Street, Carrboro, North Carolina. 

The scope of this assignment is to address the likely impact this may have on adjoining 
properties.  To this end I have reviewed the site plan, visited the site, and inspected other 
hotel sites in Orange County.  I have not been asked to assign any value to any specific 
property. 

This letter is a limited report of a real property appraisal consulting assignment and subject 
to the limiting conditions attached to this letter.  My client is Main Street Properties 
represented to me by Mr. Kevin W. Benedict.  The intended use is to assist in the 
Conditional Use Permit application.  The effective date of this consultation is August 12, 
2015, the date of my inspection.  

Proposed Use Description 

The property is proposed to be developed with a hotel with approximately 149 rooms and 
11,500 square feet of meeting space.  The surrounding uses are primarily commercial and 
office.   

Specific Factors on Harmony of Use 
 
I have completed a number of Impact Studies and I have found that the most common areas 
for impact on adjoining values typically follow the following hierarchy with descending levels 
of potential impact.  I will discuss each of these categories and how they relate to the subject 
property. 
  

1. Hazardous material 
2. Odor 
3. Noise 
4. Traffic 
5. Stigma 
6. Appearance 

 
1. Hazardous material 

The proposed hotel presents no potential hazardous waste byproduct as part of normal 
operation.  I consider this to be a non-factor for the impact analysis.  This is a brownfield 
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location that will require some cleanup which will actually improve the environmental 
condition of this site from the current state. 

2. Odor 

The project as presented has no specific concerns related to odor and is therefore a non-
factor in this impact analysis. 

3. Noise 

The subject property is located within a commercial corridor near the railroad tracks.  The 
noise associated with this project is expected to be consistent with this area and present no 
additional impact on adjoining properties. 

4. Traffic 

The traffic study shows no concerns related to this issue and I therefore conclude that the 
traffic generated by this site will have no negative impact on adjoining property values. 

5. Stigma 

There is no stigma associated with the proposed use. 

6. Appearance 

The project will be in harmony with the surrounding area in terms of appearance and is 
consistent with other hotels recently approved and constructed in Orange County and near 
Chapel Hill and Carrboro including the adjacent hotel. 

7. Conclusion 

On the basis of the factors described above, it is my professional opinion that the proposed 
project will be in harmony with the area in which it is to be developed and have no negative 
impact on adjoining property values. 

Conclusion 

The proposed use is a typical use for this type of location along a commercial corridor in a 
downtown area.  This use should provide a number of beneficial impacts on adjoining uses 
in terms of increased foot traffic to the area.  I conclude that the proposed use is in harmony 
and will maintain or enhance adjoining property values. 

If you have any further questions please call me any time. 

Sincerely, 

  
Richard C. Kirkland, Jr., MAI  
State Certified General Appraiser  
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Limiting Conditions and Assumptions 
Acceptance of and/or use of this report constitutes acceptance of the following 
limiting conditions and assumptions; these can only be modified by written 
documents executed by both parties. 

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

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

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

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

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

 I have made no survey or engineering study of the property and assume no responsibility for 
such matters.  All engineering studies prepared by others are assumed to be correct.  The 
plot plans, surveys, sketches and any other illustrative material in this report are included 
only to help the reader visualize the property.  The illustrative material should not be 
considered to be scaled accurately for size.   

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

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

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

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

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

 I am not qualified to detect the presence of floodplain or wetlands.  Any information presented 
in this report related to these characteristics is for this analysis only.  The presence of 
floodplain or wetlands may affect the value of the property.  If the presence of floodplain or 
wetlands is suspected the property owner would be advised to seek professional engineering 
assistance.   
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 For this appraisal, I assume that no hazardous substances or conditions are present in or on 
the property.  Such substances or conditions could include but are not limited to asbestos, 
urea-formaldehyde foam insulation, polychlorinated biphenyls (PCBs), petroleum leakage or 
underground storage tanks, electromagnetic fields, or agricultural chemicals.  I have no 
knowledge of any such materials or conditions unless otherwise stated.  I make no claim of 
technical knowledge with regard to testing for or identifying such hazardous materials or 
conditions.   The presence of such materials, substances or conditions could affect the value 
of the property.  However, the values estimated in this report are predicated on the 
assumption that there are no such materials or conditions in, on or in close enough proximity 
to the property to cause a loss in value.  The client is urged to retain an expert in this field, if 
desired.  I am aware that this is an identified Brownfield and an environmental study has 
been engaged for this site. 

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

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

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

 I have no obligation, by reason of this appraisal, to give further consultation or testimony or 
to be in attendance in court with reference to the property in question unless further 
arrangements have been made regarding compensation to Kirkland Appraisals, LLC. 

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

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

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

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

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

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

 This is a Real Property Appraisal Consulting Assignment as formerly identified in Standard 4 
of USPAP and reported following Standard 5 of USPAP. 
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Certification – Richard C. Kirkland, Jr., MAI 
I certify that, to the best of my knowledge and belief: 

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

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

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

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

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

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

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

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

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

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

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

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

13. I have not appraised this property within the last three years. 

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

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

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




