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1. Summary of Salient Data and Conclusions 

Location: 120 East 7th Street 
 Charlotte, North Carolina 28202 
Date of Inspection: Desktop land appraisal 
Date of Report: August 21, 2020 
Interest Appraised: fee simple 
Date of Value: July 1, 2022 

LAND DESCRIPTION 

Area: 0.61 acres, or 26,500 square feet  
Zoning: UMUD - Uptown Mixed-Use District 
Assessor's Parcel Number(s): 07302101,07302131 
FEMA Flood Zone: Zone X 
Highest and Best Use (as if vacant): Develop a full-service, boutique lodging facility 

VALUE OPINION AS OF THE PROSPECTIVE DATE OF JULY 1, 2022 

Land Value: $8,800,000  
 
Assignment Conditions: The analysis is based on the extraordinary assumption that 

the subject site is acquired by Epelboim Development 
Group in 2022, the groundbreaking for the hotel 
development takes place by July 1, 2022, and the described 
improvements have been completed as of the prospective 
"when complete" date of June 1, 2024. 

 
 The reader should understand that the completed subject 

property does not yet exist as of the date of appraisal. Our 
appraisal does not address unforeseeable events that could 
alter the proposed project, and/or the market conditions 
reflected in the analyses; we assume that no significant 
changes, other than those anticipated and explained in this 
report, shall take place between the date of inspection and 
date of prospective value. The use of this extraordinary 
assumption may have affected the assignment results. We 
have made no other extraordinary assumptions specific to 
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this appraisal. However, several important general 
assumptions have been made that apply to this appraisal 
and our valuations of proposed hotels in general. These 
aspects are set forth in the Assumptions and Limiting 
Conditions chapter of this report. 

 
 We have assumed no significant hypothetical conditions. 

Furthermore, we have not made any jurisdictional 
exceptions to the Uniform Standards of Professional 
Appraisal Practice in our analysis or report.  
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2. Nature of the Assignment 

The subject of the land appraisal is the fee simple interest in a 26,500-square-foot 
(0.61-acre) parcel. The subject site is currently improved with an office and 
entertainment building that will be demolished as part of the master-planned 
redevelopment project.  As such, these improvements will not exist as of the 
effective date of our prospective land value estimate. The subject site’s location is 
120 East 7th Street, Charlotte, North Carolina, 28202. 

The property rights appraised are the fee simple ownership of the real and personal 
property. The 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."1   

The subject property was not recently inspected by Patricia Shih. However, the 
proposed subject site was inspected by Patricia Shih within the past one year. The 
effective date of the prospective date of value prior to the planned groundbreaking 
is July 1, 2022. Kathy Conroy, MAI, did not personally inspect the property. 

The developer of the proposed subject hotel is Epelboim Development Group, which 
is based in Miami, Florida. The subject site is now under contract for purchase by 
Epelboim Development Group for a reported price of $7,000,000; the purchase is 
anticipated to take place prior to the planned July 1, 2022 groundbreaking. The site 
is part of a master-planned, mixed-use development project along the North Tryon 
Street corridor that is being spearheaded by the seller, Metropolitan Partnership, 
Ltd. The prospective market value opinion as of the planned July 1, 2022 
groundbreaking in this appraisal is roughly 27% higher than the agreed-upon 
purchase price. The forecast value increase between now and the prospective 
development groundbreaking date reflects Epelboim Development Group securing 
all zoning, planning, and development approvals for the planned subject hotel 
development to be known as the Charlotte Uptown Curio Collection by Hilton. 

The objective of the appraisal is to develop an opinion of the subject property’s 
prospective market value as of the July 1, 2022 planned groundbreaking. The 
following definition has been agreed upon by the agencies that regulate federal 
financial institutions in the United States: 

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 

Institute, 2015). 

Subject of the 
Appraisal 

Property 
Rights Appraised 

Pertinent Dates 

Ownership History 

Objective of the 
Appraisal 
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The most probable price that 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 are 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.2 

The proposed subject property will be a nationally branded, upper-upscale, full-
service hotel that boasts a lifestyle design concept, which should be attractive to 
active buyers. The proposed hotel will enjoy a favorable Uptown/City Center 
location in a primary market and is expected to offer an appropriate array of 
facilities and amenities. It is our opinion that the most probable buyer of the subject 
property would be a regional or local entrepreneurial buyer or group. This type of 
buyer would seek to implement its own management team, or a third-party 
professional hotel operator, and to maintain a nationally recognized brand 
affiliation. 

This narrative appraisal report is being prepared for use in the initial equity 
financing of the subject property’s preliminary soft costs plus a portion of the land 
purchase. 

The client for this engagement is Epelboim Development Group. This report is 
intended for the addressee firm and may not be distributed to or relied upon by 
other persons or entities.  

The analysis is based on the extraordinary assumption that the subject site is 
acquired by Epelboim Development Group in 2022, the groundbreaking for the 

 
2 Federal Register, Vol. 55, No. 165, August 24, 1990: 34696. 

Most Probable Buyer 

Intended Use of the 
Appraisal 

Identification of the 
Client and Intended 
User(s) 

Assignment Conditions 
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hotel development takes place by July 1, 2022, and the described improvements 
have been completed as of the prospective "when complete" date of June 1, 2024.  

The reader should understand that the completed subject property does not yet 
exist as of the date of appraisal. Our appraisal does not address unforeseeable 
events that could alter the proposed project, and/or the market conditions reflected 
in the analyses; we assume that no significant changes, other than those anticipated 
and explained in this report, shall take place between the date of inspection and date 
of prospective value. The use of this extraordinary assumption may have affected 
the assignment results. We have made no other extraordinary assumptions specific 
to this appraisal. However, several important general assumptions have been made 
that apply to this appraisal and our valuations of proposed hotels in general. These 
aspects are set forth in the Assumptions and Limiting Conditions chapter of this 
report. We have assumed no significant hypothetical conditions. Furthermore, we 
have not made any jurisdictional exceptions to the Uniform Standards of 
Professional Appraisal Practice in our analysis or report.  

The exposure period, referring to the amount of time necessary for the real estate 
to have been exposed retrospectively, prior to our date of value, is estimated to be 
less than or equal to five to seven months.  

Our qualifications are included as an addendum to this report. These qualifications 
reflect that we have the competence required to complete this engagement, in 
accordance with the competency provision of the Uniform Standards of Professional 
Appraisal Practice. Our knowledge and experience are appropriate for the 
complexity of this assignment. 

The methodology used to develop this appraisal is based on the market research 
and valuation techniques set forth in the textbooks authored by Hospitality 
Valuation Services (HVS) for the American Institute of Real Estate Appraisers and 
the Appraisal Institute. 

1. All information was collected and analyzed by the staff of TS Worldwide, 
LLC. Information was supplied by the client, who is a member of the 
property’s development team. 

2. The subject site has been evaluated from the viewpoint of its physical utility 
for future commercial development, as well as access, visibility, and other 
relevant factors. 

3. The surrounding economic environment, on both an area and neighborhood 
level, has been reviewed to identify economic and demographic trends that 
may have an impact on future demand trends for land. 

Exposure Period 

Competency 

Scope of Work 
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4. A forecast of the annual occupancy and ADR to be achieved by the hotel was 
compiled by HVS and typical ground lease rental terms were applied to key 
financial metrics forecast for the hotel to estimate an annual market rent 
attributable to the subject site. This market rent was subsequently 
converted to a land value estimate via the application of a land residual 
valuation methodology.  

5. The value conclusion of the appraisal is based on the above scope of work 
and analysis as recapped in this narrative report.  
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3. Description of Site and Neighborhood 

The suitability of the land for commercial use is an important consideration 
affecting the economic viability of a property and its overall value. Factors such as 
size, topography, access, visibility, and the availability of utilities have a direct 
impact on the desirability of a particular site.  

The subject site is located in the central business district, specifically the First Ward 
of Uptown Charlotte, in the southern quadrant of the intersection formed by North 
Tryon Street and East 7th Street. This site is in the city of Charlotte, North Carolina. 

The subject parcel measures approximately 0.61 acres, or 26,500 square feet. The 
parcel's adjacent uses are set forth in the following table.  

FIGURE 3-1 SUBJECT PARCEL'S ADJACENT USES 

Direction

Northwest Duckworth's  Gri l l  & Taphouse Uptown

Southwest Truist Square, McGlohon Theater

Southeast Hearst Tower (to be renamed Truist Center)

Northeast 7th Street

Adjacent Use

 

The topography of the site is generally flat, and its shape should permit efficient use 
of the site for the building and other improvements, as well as ingress and egress. 
The proposed subject site is part of a master-planned, mixed-use development 
project. Upon completion of construction, the subject site will not contain any 
significant portion of undeveloped land that could be sold, entitled, and developed 
for alternate use. It is expected that the site will be developed fully with building and 
site improvements, thus contributing to the overall profitability of the hotel. 

 

 

Physical Characteristics 

Site Utility 
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AERIAL PHOTOGRAPH – OF THE PROPOSED SUBJECT SITE 

 

It is important to analyze the site with respect to regional and local transportation 
routes and demand generators, including ease of access. The subject site is readily 
accessible to a variety of local and county roads, as well as state and interstate 
highways. 

Access and Visibility 
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MAP OF REGIONAL ACCESS ROUTES 

 

Primary regional access through the area is provided by north/south Interstate 85, 
which extends to such cities as Winston-Salem to the north and Greenville, South 
Carolina, to the south. Interstate 485 is a western, southern, and eastern beltway 
around the greater Charlotte area. North/south Interstate 77 is another major 
highway, which provides access to such cities as Charleston, West Virginia, to the 
north and Columbia, South Carolina, to the south. The subject market is served by a 
variety of additional local highways, which are illustrated on the map. 

Vehicular and pedestrian access to the subject site will be provided by East 7th 
Street. Pedestrian access will also be available from North Tryon Street via the 
planned Truist Square outdoor courtyard. The subject site is located at a busy 
intersection and is relatively simple to locate from Interstate 277, which is the 
closest major thoroughfare. The proposed subject hotel is anticipated to have 
adequate signage on its façade. Overall, the subject site benefits from very good 
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accessibility, and the proposed hotel is expected to enjoy excellent visibility from 
within its local neighborhood. 

The proposed subject hotel will be served by the Charlotte Douglas International 
Airport, which is located approximately five miles to the west of the subject site.  

The greater Charlotte area is served by the Charlotte Area Transit System (CATS), 
which offers bus service throughout many areas within the city. Additionally, the 
LYNX Blue Line, which is Charlotte's first light-rail service, recently underwent an 
expansion and now stretches in excess of 18 total miles from Interstate 485 (at 
South Boulevard) through Uptown Charlotte, extending to the University of North 
Carolina at Charlotte (UNCC) in University City; daily service is offered. The newly 
completed extension of the LYNX Blue Line that extends from Uptown Charlotte 
through NoDa (North Davidson) and reaching UNCC commenced operation on 
March 16, 2018. The University City Boulevard station is located at North Tryon 
Street/U.S. Highway 29 at Periwinkle Hill Avenue. The subject site is located less 
than one-quarter mile to the northwest of the LYNX 7th Street Station. Travelers can 
utilize public transportation to travel to/from Uptown Charlotte and other 
neighborhoods in the city.  

It is important to note that the Charlotte Gateway District project, which has been 
under discussion for several years, is gaining momentum now that the City of 
Charlotte has been awarded a Major League Soccer (MLS) expansion team. This 
proposed roughly 13-acre entertainment and activity corridor is planned to stretch 
along North/South Graham Street, beginning at the Bank of America Stadium and 
spanning roughly ten blocks to the northern tip of the Uptown submarket. The 
centerpiece of this corridor will be a multimodal station that will house an Amtrak 
station. In the fall of 2019, the new public transportation hub broke ground at West 
4th Street and South Graham Street, which is located roughly one-half mile west of 
the proposed subject property. On June 4, 2020, city officials announced that 
Charlotte Gateway Partners LLC, a partnership between Charlotte-based Spectrum 
Companies and Washington, D.C.-based Republic, has been chosen as the master 
developer of this key project. 

Uptown Charlotte comprises four wards or neighborhoods. The proposed subject 
property's neighborhood is the First Ward, which is generally defined by Interstate 
277 to the northeast and the southeast, North Tryon Street to the northwest, and 
East Trade Street to the southwest. The neighborhood is characterized by office 
buildings, tourist attractions, hotels, restaurants, a park, and multifamily residential 
establishments. Some specific attractions and entertainment venues in the area 
include the Spectrum Center, Levine Museum of the New South, the Blumenthal 
Performing Arts Center, and the McGlohon Theater. Additionally, businesses and 
entities such as Bank of America, PricewaterhouseCoopers, Ernst & Young, 

Airport and Metrorail 
Access 

Neighborhood 
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Foundation for the Carolinas (FFTC), University of North Carolina at Charlotte 
(UNCC Center City campus), ImaginOn: The Joe & Joan Martin Center, and the 
Charlotte-Mecklenburg Main Library are situated within the First Ward. Hotels in 
the vicinity include the Ritz-Carlton, SpringHill Suites by Marriott, and Holiday Inn, 
while restaurants located near the subject site include Duckworth's Grill & 
Taphouse Uptown, Rooster's Woodfired-Kitchen, Mert's Heart & Soul, and 
Something Classic Cafe, as well as dining venues in the Hearst Tower such as 204 
North Kitchen & Cocktails, Sea Level NC, Malabar, Rí Rá, Luce, Soho Bistro, Fuel 
Pizza, and The Local. The proximity of these dining establishments is considered 
supportive of the operation of a nationally branded, upper-upscale, lifestyle-
concept, full-service lodging property. 

In general, this neighborhood is in the revitalization stage of its life cycle. The 2015 
North Tryon Vision Plan serves as a catalyst for the redevelopment of the North 
Tryon area of Uptown Charlotte, a roughly 60-acre district comprising portions of 
the First and Fourth Wards. The development of retail uses, green space, and 
building modernization is anticipated to strengthen the area as a transient-oriented, 
diverse, and cohesive urban community among businesses, residents, and 
educational institutions. The ultimate goal is to help revitalize and sustain growth 
within Uptown and improve the quality of life for Charlotte residents. The two-
block, 6.8-acre Seventh & Tryon development, which includes the existing 
McGlohon Theater and the Charlotte Mecklenburg Library, will feature roughly 
55,000 square feet of retail and restaurant space, two new buildings totaling 
roughly 575,000 square feet of upscale office space, and mixed-income housing, as 
well as the proposed subject property. In 2017, the City of Charlotte and the 
Charlotte City Council approved $65 million for the construction of a new main 
library that is planned to become the "public commons," a focal point in Uptown 
Charlotte; the remaining costs will reportedly be borne by the Charlotte 
Mecklenburg Library Foundation. The main library is planned to break ground in 
early 2021, with completion and opening slated for early 2024. Meanwhile, Truist 
Financial Corporation (created in December 2019 from the merger of SunTrust 
Bank and BB&T Bank) will establish its headquarters in Hearst Tower; the tower 
will be renamed Truist Center. 

In general, this neighborhood is in the revitalization stage of its life cycle. The 2015 
North Tryon Vision Plan serves as a catalyst for the redevelopment of the North 
Tryon area of Uptown Charlotte, a roughly 60-acre district comprising portions of 
the First and Fourth Wards. The development of retail uses, green space, and 
building modernization is anticipated to strengthen the area as a transient-oriented, 
diverse, and cohesive urban community among businesses, residents, and 
educational institutions. The ultimate goal is to help revitalize and sustain growth 
within Uptown and improve the quality of life for Charlotte residents. The two-
block, 6.8-acre Seventh & Tryon development, which includes the existing 
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McGlohon Theater and the Charlotte Mecklenburg Library, will feature roughly 
55,000 square feet of retail and restaurant space, two new buildings totaling 
roughly 575,000 square feet of upscale office space, and mixed-income housing, as 
well as the proposed subject property. In 2017, the City of Charlotte and the 
Charlotte City Council approved $65 million for the construction of a new main 
library that is planned to become the "public commons," a focal point in Uptown 
Charlotte; the remaining costs will reportedly be borne by the Charlotte 
Mecklenburg Library Foundation. The main library is planned to break ground in 
early 2021, with completion and opening slated for early 2024. Meanwhile, Truist 
Financial Corporation (created in December 2019 from the merger of SunTrust 
Bank and BB&T Bank) will establish its headquarters in Hearst Tower; the tower 
will be renamed Truist Center. 

MAP OF NEIGHBORHOOD 
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The subject site will reportedly be served by all necessary utilities. 

Geological and soil reports were not provided to us or made available for our review 
during the preparation of this report. We are not qualified to evaluate soil conditions 
other than by a visual inspection of the surface; no extraordinary conditions were 
apparent. 

We were not informed of any site-specific nuisances or hazards, and there were no 
visible signs of toxic ground contaminants at the time of our inspection. Because we 
are not experts in this field, we do not warrant the absence of hazardous waste and 
urge the reader to obtain an independent analysis of these factors. 

According to the Federal Emergency Management Agency map illustrated below, 
the subject site is located in Zone X. 

Utilities 

Soil and  
Subsoil Conditions 

Nuisances  
and Hazards 

Flood Zone 
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COPY OF FLOOD MAP AND COVER 

 

The flood zone definition for the Zone X designation is as follows: areas outside the 
500-year flood plain; areas of the 500-year flood; areas of the 100-year flood with 
average depths of less than one foot or with drainage areas less than one square 
mile and areas protected by levees from the 100-year flood. 
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According to the local planning office, the subject property is zoned as follows: 
UMUD - Uptown Mixed-Use District. Additional details pertaining to the subject 
site’s zoning regulations are summarized in the following table. 

FIGURE 3-2 ZONING 

Municipal i ty Governing Zoning City of Charlotte

Current Zoning Uptown Mixed-Use Dis trict

Current Use Mixed-Use Office and Retai l  Bui lding

Is  Current Use Permitted? Yes

Is  Change in Zoning Likely? No

Permitted Uses Hotels  and motels , offices , convention centers  and 

exhibi tion hal ls , restaurants  (includes  s idewalk cafés), 

outdoor and open fresh food markets  (food is  not to be 

consumed on-premise), reta i l  sa les  (e.g. apparel , 

department, furniture, office suppl ies , bakeries , food s tores), 

shopping centers , service establ ishments  (e.g. beauty supply, 

barbershops , laundry and dry cleaners ), col leges  and 

univers i ties , medica l  offices , medica l  insti tutions , artis t 

s tudios , insti tutional  uses  (e.g. l ibraries , museums, theaters , 

art ga l leries , rel igious  faci l i ties , pol ice and fi re s tations , 

athletic faci l i ties , community recreation centers ), multi -

fami ly and planned multi -fami ly res identia l  developments , 

and non-commercia l  recreational  parks  and playgrounds .

Hotel  Al lowed Yes

Legal ly Non-Conforming Not Appl icable  

We are not aware of any easements attached to the property that would significantly 
affect the utility of the site or marketability of this project. 

We have analyzed the issues of size, topography, access, visibility, and the 
availability of utilities. The subject site is favorably located along a major arterial 
within Uptown Charlotte, near a myriad of commercial and leisure demand 
generators. In general, the site should be well suited for future hotel use, with 
acceptable access, visibility, and topography for an effective operation. 

Zoning 

Easements and 
Encroachments 

Conclusion 
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4. Market Area Analysis 

The economic vitality of the market area and neighborhood surrounding the subject 
site is an important consideration in forecasting future demand for the site that is 
planned for development. The purpose of the market area analysis is to review 
available economic and demographic data to determine whether the local market 
will undergo economic growth, stabilize, or decline.  

The subject site is located in the city of Charlotte, the county of Mecklenburg, and 
the state of North Carolina. The Charlotte market has been dominated by its banking 
sector and is the third-largest financial center in the nation. The area is also home 
to manufacturing, retail and wholesale trade, information, and an increasing 
number of international companies. Diversification has strengthened the local 
economy, with growth in the healthcare sector and the energy, technology, and 
manufacturing industries. Charlotte offers residents a high quality of life with a 
below-average cost of living. Sports and recreation also facilitate Charlotte's 
growing economy, as Charlotte is home to NBA and NFL professional teams; 
numerous semi-professional, minor league, and amateur sports teams; Charlotte 
Motor Speedway; the U.S. National Whitewater Center; and three major triathlons. 

Market Area Definition 
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CHARLOTTE 

 

The subject property’s market area can be defined by its Combined Statistical Area 
(CSA): Charlotte-Concord, NC-SC. The CSA represents adjacent metropolitan and 
micropolitan statistical areas that have a moderate degree of employment 
interchange. Micropolitan statistical areas represent urban areas in the United 
States based around a core city or town with a population of 10,000 to 49,999; the 
MSA requires the presence of a core city of at least 50,000 people and a total 
population of at least 100,000 (75,000 in New England). The following exhibit 
illustrates the market area. 
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MAP OF MARKET AREA 

 

A primary source of economic and demographic statistics used in this analysis is the 
Complete Economic and Demographic Data Source published by Woods & Poole 
Economics, Inc.—a well-regarded forecasting service based in Washington, D.C. 
Using a database containing more than 900 variables for each county in the nation, 
Woods & Poole employs a sophisticated regional model to forecast economic and 
demographic trends. Historical statistics are based on census data and information 
published by the Bureau of Economic Analysis. Projections are formulated by 
Woods & Poole, and all dollar amounts have been adjusted for inflation, thus 
reflecting real change.  

These data are summarized in the following table. 

Economic and 
Demographic Review 



 

 

FIGURE 4-1 ECONOMIC AND DEMOGRAPHIC DATA SUMMARY 

Average Annual

Compounded Change

2000 2010 2019 2025 2000-10 2010-19 2019-25

Resident Population (Thousands)

Mecklenburg County 700.5 923.3 1,125.5 1,281.0 2.8 % 2.2 % 2.2 %

Charlotte-Concord-Gastonia , NC-SC MSA 1,728.6 2,223.5 2,605.2 2,889.7 2.5 1.8 1.7

Charlotte-Concord, NC-SC CSA 1,883.2 2,382.0 2,765.7 3,055.4 2.4 1.7 1.7

State of North Carol ina 8,081.6 9,558.9 10,552.8 11,427.5 1.7 1.1 1.3

United States 282,162.4 309,348.1 331,969.3 350,937.2 0.9 0.8 0.9

Per-Capita Personal Income*

Mecklenburg County $44,988 $44,575 $51,943 $55,100 (0.1) 1.7 1.0

Charlotte-Concord-Gastonia , NC-SC MSA 36,751 37,458 44,518 47,562 0.2 1.9 1.1

Charlotte-Concord, NC-SC CSA 36,021 36,850 43,841 46,932 0.2 1.9 1.1

State of North Carol ina 32,928 34,757 40,062 42,980 0.5 1.6 1.2

United States 36,812 39,622 46,751 50,233 0.7 1.9 1.2

W&P Wealth Index

Mecklenburg County 124.3 113.6 112.6 111.0 (0.9) (0.1) (0.2)

Charlotte-Concord-Gastonia , NC-SC MSA 100.3 94.6 95.3 94.7 (0.6) 0.1 (0.1)

Charlotte-Concord, NC-SC CSA 98.2 92.9 93.7 93.3 (0.6) 0.1 (0.1)

State of North Carol ina 90.6 88.3 86.6 86.5 (0.3) (0.2) (0.0)

United States 100.0 100.0 100.0 100.0 0.0 (0.0) 0.0

Food and Beverage Sales (Millions)*

Mecklenburg County $1,409 $2,003 $2,834 $3,311 3.6 3.9 2.6

Charlotte-Concord-Gastonia , NC-SC MSA 2,454 3,478 4,954 5,689 3.5 4.0 2.3

Charlotte-Concord, NC-SC CSA 2,587 3,627 5,148 5,894 3.4 4.0 2.3

State of North Carol ina 10,179 13,317 18,522 20,775 2.7 3.7 1.9

United States 368,829 447,728 606,351 662,610 2.0 3.4 1.5

Total Retail Sales (Millions)*

Mecklenburg County $13,726 $14,947 $20,197 $23,502 0.9 3.4 2.6

Charlotte-Concord-Gastonia , NC-SC MSA 26,132 29,749 39,533 45,054 1.3 3.2 2.2

Charlotte-Concord, NC-SC CSA 27,814 31,310 41,351 46,973 1.2 3.1 2.1

State of North Carol ina 113,696 119,956 151,446 168,396 0.5 2.6 1.8

United States 3,902,830 4,130,414 5,156,220 5,598,240 0.6 2.5 1.4

* Inflation Adjusted

Source:  Woods  & Poole Economics , Inc.  
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The U.S. population grew at an average annual compounded rate of 0.8% from 2010 
through 2019. The county’s population has increased at a quicker pace than the 
nation’s population; the average annual growth rate of 2.2% between 2010 and 
2019 reflects a rapidly expanding area. Following this population trend, per-capita 
personal income increased slowly, at 1.7% on average annually for the county 
between 2010 and 2019. Local wealth indexes have remained stable in recent years, 
registering a high 112.6 level for the county in 2019.  

Food and beverage sales totaled $2,834 million in the county in 2019, versus $2,003 
million in 2010. This reflects a 3.9% average annual change, stronger than the 3.6% 
pace recorded in the prior decade, the latter years of which were adversely affected 
by the recession. Over the long term, the pace of growth is forecast to moderate to a 
more sustainable level of 2.6%, which is projected through 2025. The retail sales 
sector demonstrated an annual increase of 0.9% in the decade spanning from 2000 
to 2010, followed by an increase of 3.4% in the period from 2010 to 2019. An 
increase of 2.6% average annual change is expected in county retail sales through 
2025. 

The characteristics of an area's workforce provide an indication of the type and 
amount of transient visitation likely to be generated by local businesses. Sectors 
such as finance, insurance, and real estate (FIRE); wholesale trade; and services 
produce a considerable number of visitors who are not particularly rate-sensitive. 
The government sector often generates transient room nights, but per-diem 
reimbursement allowances often limit the accommodations selection to budget and 
mid-priced lodging facilities. Contributions from manufacturing, construction, 
transportation, communications, and public utilities (TCPU) employers can also be 
important, depending on the company type.  

The following table sets forth the county workforce distribution by business sector 
in 2000, 2010, and 2019, as well as a forecast for 2025.  

Workforce 
Characteristics 



 

 

FIGURE 4-2 HISTORICAL AND PROJECTED EMPLOYMENT (000S)  

Average Annual

Compounded Change

Percent Percent Percent Percent

Industry 2000 of Total 2010 of Total 2019 of Total 2025 of Total

Farm 0.8 0.1 % 0.4 0.1 % 0.4 0.0 % 0.4 0.0 % (7.0) % 0.3 % 0.0 %

Forestry, Fishing, Related Activi ties  And Other 0.3 0.0 0.3 0.0 0.4 0.0 0.5 0.0 2.9 2.6 1.3

Mining 0.4 0.1 0.7 0.1 1.1 0.1 1.2 0.1 5.7 5.3 1.3

Uti l i ties 2.2 0.4 1.7 0.2 2.1 0.2 2.2 0.2 (2.5) 2.5 0.5

Construction 37.4 6.1 33.8 4.8 56.7 5.9 61.8 5.7 (1.0) 5.9 1.5

Manufacturing 47.8 7.9 31.4 4.5 37.3 3.9 36.8 3.4 (4.1) 2.0 (0.2)

Total  Trade 105.2 17.3 102.3 14.7 141.5 14.7 152.8 14.0 (0.3) 3.7 1.3

  Wholesa le Trade 44.3 7.3 39.4 5.6 50.6 5.3 52.8 4.8 (1.2) 2.8 0.7

  Retai l  Trade 60.9 10.0 63.0 9.0 90.9 9.5 100.0 9.2 0.3 4.2 1.6

Transportation And Warehous ing 29.9 4.9 28.3 4.0 41.1 4.3 42.4 3.9 (0.6) 4.2 0.6

Information 22.7 3.7 20.6 2.9 26.3 2.7 27.4 2.5 (1.0) 2.8 0.7

Finance And Insurance 52.7 8.6 64.7 9.3 96.5 10.0 123.1 11.3 2.1 4.5 4.1

Real  Estate And Rental  And Lease 23.8 3.9 36.5 5.2 47.5 4.9 54.1 5.0 4.4 3.0 2.2

Total  Services 231.5 38.0 304.3 43.6 424.3 44.2 493.4 45.2 2.8 3.8 2.5

Profess ional  And Technica l  Services 42.2 6.9 54.3 7.8 80.3 8.4 91.2 8.3 2.6 4.5 2.1

Management Of Companies  And Enterprises 20.9 3.4 24.9 3.6 34.0 3.5 37.6 3.4 1.7 3.5 1.7

Adminis trative And Waste Services 52.4 8.6 58.4 8.4 78.8 8.2 87.7 8.0 1.1 3.4 1.8

Educational  Services 6.9 1.1 15.0 2.2 21.4 2.2 26.0 2.4 8.1 4.0 3.3

Health Care And Socia l  Ass is tance 31.8 5.2 51.3 7.4 68.1 7.1 87.0 8.0 4.9 3.2 4.2

Arts , Enterta inment, And Recreation 11.3 1.9 18.3 2.6 24.7 2.6 28.8 2.6 4.9 3.4 2.6

Accommodation And Food Services 37.6 6.2 49.2 7.1 69.9 7.3 80.0 7.3 2.7 4.0 2.3

Other Services , Except Publ ic Adminis tration 28.4 4.7 32.9 4.7 47.1 4.9 55.3 5.1 1.5 4.1 2.7

Total  Government 54.6 9.0 72.9 10.4 85.1 8.9 96.4 8.8 2.9 1.7 2.1

  Federa l  Civi l ian Government 5.5 0.9 6.0 0.9 6.1 0.6 6.5 0.6 0.8 0.2 1.1

  Federa l  Mi l i tary 2.0 0.3 2.4 0.3 2.5 0.3 2.5 0.2 1.7 0.8 0.1

  State And Local  Government 47.1 7.7 64.5 9.3 76.5 8.0 87.3 8.0 3.2 1.9 2.2

TOTAL 609.2 100.0 % 697.7 100.0 % 960.4 100.0 % 1,092.6 100.0 % 1.4 % 3.6 % 2.2 %

MSA 1,115.6 —   1,254.2 —   1,667.5 —   1,871.7 —   1.2 % 3.2 % 1.9 %

U.S. 165,372.0 —   173,034.7 —   205,736.3 —   223,254.5 —   1.2 1.9 1.4

Source:  Woods  & Poole Economics , Inc.

2000-2010 2010-2019 2019-2025
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Woods & Poole Economics, Inc. reports that during the period from 2000 to 2010, 
total employment in the county grew at an average annual rate of 1.4%. More 
recently, the pace of total employment growth in the county accelerated to 3.6% on 
an annual average from 2010 to 2019, reflecting the initial years of the recovery. 

Of the primary employment sectors, Total Services recorded the highest increase in 
number of employees during the period from 2010 to 2019, increasing by 120,049 
people, or 39.5%, and rising from 43.6% to 44.2% of total employment. Of the 
various service sub-sectors, Professional And Technical Services and 
Administrative And Waste Services were the largest employers. Strong growth was 
also recorded in the Total Trade sector, as well as the Finance And Insurance sector, 
which expanded by 38.3% and 19.0%, respectively, in the period from 2010 to 2019. 
Forecasts developed by Woods & Poole Economics, Inc. anticipate that total 
employment in the county will change by 2.2% on average annually through 2025. 
The trend is above the forecast rate of change for the U.S. as a whole during the same 
period. 

The following table illustrates historical and projected employment, households, 
population, and average household income data, as provided by REIS for the overall 
Charlotte market.  
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FIGURE 4-3 HISTORICAL & PROJECTED EMPLOYMENT, HOUSEHOLDS, POPULATION, AND HOUSEHOLD INCOME STATISTICS 

Year

2007 1,031,000 —  320,412 —  180,873 —  825,120 —  2,121,200 —  $111,827 —  

2008 1,004,770 (2.5) % 313,909 (2.0) % 169,965 (6.0) % 842,490 2.1 % 2,176,660 2.6 % 118,143 5.6 %

2009 941,630 (6.3) 300,448 (4.3) 148,834 (12.4) 850,720 1.0 2,210,290 1.5 106,903 (9.5)

2010 962,200 2.2 313,325 4.3 148,624 (0.1) 855,090 0.5 2,237,990 1.3 101,246 (5.3)

2011 983,970 2.3 320,807 2.4 153,496 3.3 869,110 1.6 2,272,990 1.6 108,670 7.3

2012 1,013,330 3.0 328,601 2.4 158,352 3.2 885,870 1.9 2,312,400 1.7 118,469 9.0

2013 1,041,270 2.8 339,078 3.2 160,053 1.1 902,370 1.9 2,353,140 1.8 110,106 (7.1)

2014 1,082,030 3.9 353,235 4.2 165,313 3.3 919,610 1.9 2,397,620 1.9 117,680 6.9

2015 1,125,300 4.0 367,230 4.0 171,218 3.6 940,030 2.2 2,448,110 2.1 122,849 4.4

2016 1,159,670 3.1 379,182 3.3 172,979 1.0 961,800 2.3 2,500,810 2.2 126,739 3.2

2017 1,185,800 2.3 388,341 2.4 174,787 1.0 979,900 1.9 2,547,720 1.9 132,219 4.3

2018 1,217,030 2.6 397,083 2.3 180,714 3.4 997,200 1.8 2,589,490 1.6 137,056 3.7

2019 1,244,200 2.2 407,579 2.6 183,314 1.4 1,015,420 1.8 2,633,890 1.7 141,440 3.2

Forecasts

2020 1,151,670 (7.4) % 388,067 (4.8) % 178,659 (2.5) % 1,026,740 1.1 % 2,668,670 1.3 % $137,609 (2.7) %

2021 1,180,820 2.5 398,078 2.6 179,686 0.6 1,037,880 1.1 2,698,300 1.1 139,856 1.6

2022 1,229,080 4.1 415,780 4.4 184,375 2.6 1,056,170 1.8 2,726,060 1.0 146,330 4.6

2023 1,264,470 2.9 428,510 3.1 186,628 1.2 1,076,860 2.0 2,754,180 1.0 152,273 4.1

2024 1,277,160 1.0 433,593 1.2 185,827 (0.4) 1,096,700 1.8 2,782,920 1.0 156,470 2.8

Average Annual Compound Change

2007 - 2019 1.6 % 2.0 % 0.1 % 1.7 % 1.8 % 2.0 %

2007 - 2010 (2.3) (0.7) (6.3) 1.2 1.8 (3.3)

2010 - 2019 2.9 3.0 2.4 1.9 1.8 8.7

Forecast 2020 - 2024 2.6 % 2.8 % 1.0 % 1.7 % 1.1 % 3.3 %

Household 

Avg. Income % Chg

Source: REIS Report, 2nd Quarter, 2020

Households % Chg Population

Industrial 

Employment % Chg % Chg% Chg

Office 

Employment

Total 

Employment % Chg
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For the Charlotte market, of the roughly 1,200,000 persons employed, 33% work in 
offices and are categorized as office employees, while 15% are categorized as 
industrial employees. Total employment decreased by an average annual compound 
rate of -2.3% during the recession of 2008 to 2011, followed by an increase of 2.9% 
from 2011 to 2019. By comparison, office employment reflected compound change 
rates of -0.7% and 3.0%, during the same respective periods. Total employment is 
expected to contract by -7.4% in 2020, while office employment is forecast to 
contract by -4.8% in 2020. From 2019 through 2024, REIS anticipates that total 
employment will expand at an average annual compound rate of 2.6%, while office 
employment will expand by 2.8% on average annually during the same period.  

The number of households is forecast to expand by 1.7% on average annually 
between 2019 and 2024. Population is forecast to expand during this same period, 
at an average annual compounded rate of 1.1%. Household average income is 
forecast to grow by 3.3% on average annually from 2019 through 2024. 

The following table reflects radial demographic trends for our market area 
measured by three points of distance from the subject site. 

Radial Demographic 
Snapshot 
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FIGURE 4-4 DEMOGRAPHICS BY RADIUS 

Population

2025 Projection 23,728 120,846 270,448

2020 Estimate 21,955 113,239 254,197

2010 Census 14,654 88,213 213,939

2000 Census 7,872 87,525 203,945

Percent Change: 2020 to 2025 8.1% 6.7% 6.4%

Percent Change: 2010 to 2020 49.8% 28.4% 18.8%

Percent Change: 2000 to 2010 86.2% 0.8% 4.9%

Households

2025 Projection 11,833 57,418 117,312

2020 Estimate 10,768 53,040 109,369

2010 Census 6,526 38,575 88,598

2000 Census 3,156 35,818 83,669

Percent Change: 2020 to 2025 9.9% 8.3% 7.3%

Percent Change: 2010 to 2020 65.0% 37.5% 23.4%

Percent Change: 2000 to 2010 106.8% 7.7% 5.9%

Income

2020 Est. Average Household Income $125,694 $109,397 $96,380

2020 Est. Median Household Income 90,127 66,963 56,372

2020 Est. Civ. Employed Pop 16+ by Occupation

Architecture/Engineering 534 1,583 2,316

Arts/Des ign/Enterta inment/Sports/Media 600 2,370 3,949

Bui lding/Grounds  Cleaning/Maintenance 240 2,126 6,096

Bus iness/Financia l  Operations 2,643 8,202 12,228

Community/Socia l  Services 147 919 2,097

Computer/Mathematica l 975 2,878 4,877

Construction/Extraction 73 1,597 6,626

Education/Tra ining/Library 773 3,121 6,378

Farming/Fishing/Forestry 8 59 121

Food Preparation/Serving Related 972 4,268 10,004

Healthcare Practi tioner/Technician 725 3,333 5,954

Healthcare Support 115 997 2,517

Insta l lation/Maintenance/Repair 62 626 2,152

Legal 253 1,519 2,325

Li fe/Phys ica l/Socia l  Science 75 348 630

Management 2,411 9,410 15,619

Office/Adminis trative Support 1,292 5,775 13,612

Production 211 2,065 5,976

Protective Services 154 646 1,435

Sales/Related 1,964 7,676 13,993

Personal  Care/Service 408 1,866 4,192

Transportation/Materia l  Moving 206 3,048 9,014

0.00 - 1.00 miles 0.00 - 3.00 miles 0.00 - 5.00 miles

Source: Environics  Analytics  

This source reports a population of 254,197 and 109,369 households within a five-
mile radius of the subject site. The average household income within this radius is 
reported at $96,380, while the median is $56,372. 
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The following table presents historical unemployment rates for the subject market 
area. 

FIGURE 4-5 UNEMPLOYMENT STATISTICS 

Year

2010 10.7 % 11.7 % 10.9 % 9.6 %

2011 9.9 10.6 10.3 8.9

2012 8.7 9.3 9.3 8.1

2013 7.5 7.9 8.0 7.4

2014 6.0 6.2 6.3 6.2

2015 5.3 5.4 5.7 5.3

2016 4.7 4.8 5.1 4.9

2017 4.3 4.3 4.5 4.4

2018 3.8 3.7 4.0 3.9

2019 3.6 3.5 3.9 3.7

Recent Month - Jun

2019 3.9 % 3.8 % 4.2 % 3.7 %

2020 8.6 8.4 7.9 11.1

Source: U.S. Bureau of Labor Statis tics

U.S.County MSA State

 

Recent U.S. unemployment levels were firmly below the 4.6% level recorded in 2006 
and 2007, the peak years of the economic cycle prior to the Great Recession. The 
unemployment rate for February 2020 was 3.5%. The unemployment rate had 
remained in the 3.5% to 3.7% range since April 2019, reflecting a trend of stability 
and strength of the U.S. economy. However, unemployment rose to 14.7% in April 
2020, before declining slightly to 13.3% and 11.1% in May and June, respectively. 
Employment numbers dropped by 20.7 million in April because of the COVID-19 
pandemic. Limited resumption of economic activity added roughly 2.7 and 4.8 
million jobs back during the months of May and June, respectively. 
  
Locally, the unemployment rate was 3.6% in 2019; for this same area in 2020, the 
most recent month’s unemployment rate was registered at 8.6%, versus 3.9% for 
the same month in 2019. Unemployment declined in 2010 as the economy began to 
rebound from the national recession, a trend that generally continued through 
2018. The most recent comparative period illustrates a slight improvement in the 
latest available data. Local officials indicate that growth is expected due to the 
upcoming and ongoing development/redevelopment projects and relocations in the 
area. Local employment has been strong at entities such as AvidXchange, Allstate, 
and Atrium Health. At the time of this report, the COVID-19 pandemic and 

Unemployment 
Statistics 
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concurrent economic crisis were resulting in substantial layoffs and increases in 
unemployment. As such, the most recent comparative year-to-date period 
illustrates a significant increase in unemployment. It is important to note that a 
substantial rise in unemployment is expected for the 2020 calendar year, stemming 
from the high volume of job losses caused by the significant decline in travel 
(national and international) and the temporary business closures resulting from the 
Covid-19 pandemic. 

Providing additional context for understanding the nature of the regional economy, 
the following table presents a list of the major employers in the proposed subject 
property's market. 

FIGURE 4-6 MAJOR EMPLOYERS  

Number of

Rank Firm Employees

1 Atrium (Carol inas  HealthCare System) 35,700

2 Wel ls  Fargo 26,000

3 Charlotte-Mecklenburg Schools 18,495

4 Wal-Mart Stores  Inc. 16,100

5 Bank of America 15,000

6 Novant Health 12,172

7 American Airl ines 11,000

8 Lowe's  Cos , Inc 9,233

9 Food Lion 8,465

10 Harris  Teeter, a  divis ion of The Kroger Co. 8,239

Source: Charlotte Bus iness  Journal , 2019

 

The Charlotte area is bolstered by the presence of the University of North Carolina 
Charlotte (UNCC) and nine Fortune 500 company headquarters that represent the 
finance, energy, and manufacturing industries, as well as the retail sector. UNCC had 
record-breaking enrollment in 2018, with roughly 29,700 students, and the campus 
is expected to continue to grow. Charlotte is the nation's third-largest banking 
center, behind New York City and San Francisco, with an estimated 82,000 workers 
employed in the finance and insurance industry. In the third quarter of 2019, three 
financial services companies announced the addition of 1,400 jobs over the next five 
years; furthermore, Charlotte will become the home of Truist, the bank resulting 
from the merging of BB&T and SunTrust Bank; the new headquarters office in 
Uptown Charlotte is expected to be ready in late 2021. 

Major Business and 
Industry 
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Meanwhile, health care, energy, and information technology are also important 
drivers of the market. According to the Charlotte Regional Business Alliance, during 
the twelve-month period ending September 2019, the Charlotte economy continued 
to grow with 29,667 net jobs added, as well as 100 expansion or relocation 
projections that were announced and are expected to include $1.2 billion in new 
capital investment and create 13,930 jobs. Notable announcements included the 
creation of 1,000 jobs at Chime Solutions by year-end 2020; a new global technology 
center for Lowe's Companies, which is expected to create 1,900 jobs; the addition of 
1,229 jobs at AvidXchange; and the creation of 1,500 jobs at Amazon's new 
distribution center, which opened in September 2019. Moreover, Major League 
Soccer (MLS) awarded the expansion team to Charlotte on December 17, 2019. The 
Charlotte MLS headquarter is planned to be established in the eastern part of 
Charlotte, and the matches are planned to begin in 2021 at Bank of America 
Stadium. The MLS is expected not only to generate demand in the form of fans, 
spectators, and opposing teams, but is also anticipated to heighten the popularity of 
youth sports tournaments in Charlotte. The relocation, expansion, adaptive reuse, 
and redevelopment projects, as well as the new Charlotte MLS expansion team, are 
anticipated to boost continued growth within Uptown Charlotte and the greater 
Charlotte area. We note that, as of March 2020, many employers in the market had 
already, or were in the process of, temporarily shutting down operations in 
response to the COVID-19 pandemic; moreover, the potential impact of the virus 
outbreak on any future hiring efforts and/or planned expansions had yet to be 
determined. 

Trends in occupied office space are typically among the most reliable indicators of 
lodging demand, as firms that occupy office space often exhibit a strong propensity 
to attract commercial visitors. Thus, trends that cause changes in vacancy rates or 
occupied office space may have a proportional impact on commercial lodging 
demand and a less direct effect on meeting demand. The following table details 
office space statistics for the pertinent market area. 

Office Space Statistics  
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FIGURE 4-7 OFFICE SPACE STATISTICS – MARKET OVERVIEW 

Submarket

1 Uptown 56 16,597,000 14,688,300 11.5 % $31.91

2 Cotswold 45 2,072,000 1,732,200 16.4 17.49

3 I-77 78 4,382,000 3,352,200 23.5 18.64

4 East 27 1,112,000 887,400 20.2 15.93

5 Medica l/Randolph 35 828,000 687,200 17.0 25.75

6 North/Univers i ty 107 5,165,000 4,080,400 21.0 23.31

7 Midtown 43 1,927,000 1,751,600 9.1 29.74

8 South Park 53 5,016,000 4,143,200 17.4 30.72

9 Park Road 12 845,000 660,800 21.8 21.44

10 NC 51 81 5,915,000 5,246,600 11.3 27.26

11 Airport/Parkway 45 4,183,000 3,459,300 17.3 23.86

12 York County 28 1,648,000 1,572,200 4.6 25.12

Totals and Averages 610 49,690,000 42,261,400 14.9 % $26.95

Inventory Occupied Office 

Space

Vacancy 

Rate

Average Asking 

Lease RateBuildings Square Feet

Source: REIS Report, 2nd Quarter, 2020  

The greater Charlotte market comprises a total of 49.7 million square feet of office 
space. For the 2nd Quarter of 2020, the market reported a vacancy rate of 14.9% 
and an average asking rent of $26.95. The subject property is located in the Uptown 
submarket, which houses 16,597,000 square feet of office space. The submarket's 
vacancy rate of 11.5% is below the overall market average. The average asking lease 
rate of $31.91 is above the average for the broader market.  

The following table illustrates a trend of office space statistics for the overall 
Charlotte market and the Uptown submarket.  
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FIGURE 4-8 HISTORICAL AND PROJECTED OFFICE SPACE STATISTICS – GREATER MARKET VS. SUBMARKET 

Year

2007 40,409,000 —  35,600,000 —  11.9 % $21.12 —  13,279,000 —  12,881,000 —  3.0 % $25.58 —  

2008 40,678,000 0.7 % 35,552,000 (0.1) % 12.6 21.84 3.4 % 13,339,000 0.5 % 13,019,000 1.1 % 2.4 26.91 5.2 %

2009 42,379,000 4.2 35,859,000 0.9 15.4 21.53 (1.4) 15,029,000 12.7 13,601,000 4.5 9.5 26.08 (3.1)

2010 42,660,000 0.7 36,202,000 1.0 15.1 21.33 (0.9) 15,392,000 2.4 13,868,000 2.0 9.9 25.29 (3.0)

2011 42,960,000 0.7 35,765,000 (1.2) 16.7 21.34 0.0 15,392,000 0.0 13,560,000 (2.2) 11.9 25.30 0.0

2012 43,528,000 1.3 35,991,000 0.6 17.3 21.68 1.6 15,392,000 0.0 13,545,000 (0.1) 12.0 25.77 1.9

2013 43,853,000 0.7 35,827,000 (0.5) 18.3 21.96 1.3 15,392,000 0.0 13,037,000 (3.8) 15.3 26.17 1.6

2014 44,089,000 0.5 36,700,000 2.4 16.8 22.26 1.4 15,392,000 0.0 13,314,000 2.1 13.5 26.59 1.6

2015 44,333,000 0.6 37,404,000 1.9 15.6 22.95 3.1 15,392,000 0.0 13,530,000 1.6 12.1 27.45 3.2

2016 44,575,000 0.5 38,274,000 2.3 14.1 23.51 2.4 15,392,000 0.0 13,653,000 0.9 11.3 28.08 2.3

2017 46,470,000 4.3 39,187,000 2.4 15.7 24.59 4.6 16,597,000 7.8 14,190,000 3.9 14.5 29.47 5.0

2018 46,657,000 0.4 39,158,000 (0.1) 16.1 25.47 3.6 16,597,000 0.0 14,141,000 (0.3) 14.8 30.63 3.9

2019 49,577,000 6.3 42,125,000 7.6 15.0 26.51 4.1 16,597,000 0.0 14,522,000 2.7 12.5 31.32 2.3

Forecasts

2020 51,069,000 3.0 % 41,631,000 (1.2) % 18.5 % $26.17 (1.3) % 17,809,000 7.3 % 14,890,000 2.5 % 16.4 % $30.63 (2.2) %

2021 54,243,000 6.2 43,992,000 5.7 18.9 26.30 0.5 19,302,000 8.4 15,839,000 6.4 17.9 30.55 (0.3)

2022 55,331,000 2.0 44,867,000 2.0 18.9 26.70 1.5 19,302,000 0.0 15,756,000 (0.5) 18.4 31.04 1.6

2023 56,562,000 2.2 46,158,000 2.9 18.4 27.17 1.8 19,388,000 0.4 15,962,000 1.3 17.7 31.66 2.0

2024 57,410,000 1.5 47,150,000 2.1 17.9 27.71 2.0 19,486,000 0.5 16,205,000 1.5 16.9 32.32 2.1

Average Annual Compound Change

2007 - 2019 1.7 % 1.4 % 1.9 % 1.9 % 1.0 % 1.7 %

2007 - 2010 1.8 0.6 0.3 5.0 2.5 (0.4)

2010 - 2019 1.7 1.7 2.4 0.8 0.5 2.4

Forecast 2020 - 2024 3.0 % 3.2 % 1.4 % 2.3 % 2.1 % 1.4 %

Charlotte Market Uptown Submarket

Available 

Office Space % Chg

Occupied 

Office Space

Asking 

Lease Rate % Chg

Available     

Office Space % Chg

Occupied      

Office Space

Asking 

Lease Rate % Chg

Vacancy 

Rate% Chg

Source: REIS Report, 2nd Quarter, 2020

% Chg

Vacancy 

Rate
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The inventory of office space in the Charlotte market increased at an average annual 
compound rate of 1.7% from 2007 through 2019, while occupied office space 
expanded at an average annual rate of 1.4% over the same period. The onset of the 
recovery is evident in the 1.7% average annual change in occupied office space from 
2011 to 2019. From 2020 through 2024, the inventory of occupied office space is 
forecast to increase at an average annual compound rate of 3.2%, with available 
office space expected to increase 3.0%, thus resulting in an anticipated vacancy rate 
of 17.9% as of 2024.  

The Charlotte Convention Center, which opened in 1995 in the Second Ward of 
Charlotte, generates demand for thousands of room nights annually within the city 
of Charlotte. From its gracefully arched entrances to the glass concourses beyond, 
the Center was designed to be elegant and inviting. The Center offers 280,000 
square feet of contiguous exhibit space that can be divided into four separate halls. 
The Center’s ballroom encompasses 35,000 square feet and features additional pre-
function space of 15,000 square feet. The facility offers more than 90,000 total 
square feet of flexible meeting space. Amenities include a full-service in-house 
catering department, a business center, centralized audio recording, and separate 
controls for lighting. The 40,000-square-foot Crown Ballroom addition, which 
opened in 2010, is connected to the facility via a skywalk and neighbors the NASCAR 
Hall of Fame. In 2014, the Charlotte Center City Visitor Information Center relocated 
into the Charlotte Convention Center after the renovated Chamber of Commerce 
occupied the Visitor Information Center's original space. In September 2017, the 
Charlotte City Council approved funding for the $110-million, 50,000-square-foot 
expansion of the convention center, comprising 26,000 square feet of additional 
breakout space, 24,000 square feet of pre-function space, and a pedestrian bridge 
connected to the Westin Hotel. Construction began in late 2019 and was initially 
slated for completion in the first quarter of 2021. Given that some construction 
projects have encountered COVID-19 pandemic-related delays, completion of the 
Charlotte Convention Center expansion and renovation project may not occur until 
roughly mid-year 2021. The delayed completion, however, may not have a major 
impact on Uptown Charlotte lodging facilities because meeting and group demand 
is anticipated to remain weak in 2021. 

Convention Activity 
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CHARLOTTE CONVENTION CENTER – CURRENT  

 

CHARLOTTE CONVENTION CENTER – RENDERING OF COMPLETED EXPANSION 
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The following table illustrates recent usage statistics for this facility. 

FIGURE 4-9 CHARLOTTE CONVENTION CENTER STATISTICS 

Percent Percent

Year Change Change

FY 2012 350 — 438,807 — 

FY 2013 254 (27.4) % 252,229 (42.5) %

FY 2014 243 (4.3) 249,188 (1.2)

FY 2015 266 9.5 235,182 (5.6)

FY 2016 287 7.9 265,512 12.9

FY 2017 258 (10.1) 223,129 (16.0)

FY 2018 258 (0.0) 227,238 1.8

FY 2019 272 5.4 252,360 11.1

Number of 

Events

Number of 

Delegates

Source: Charlotte Convention  Center  

In September 2012, Charlotte hosted the Democratic National Convention (DNC), 
which significantly boosted the economy and bolstered events and attendance at 
the convention center that year. Fiscal 2013 data illustrate a significant decline 
despite a strong reported calendar year, as figures normalized following the spike 
provided by the DNC. Events and attendance declined modestly in fiscal 2014 
because of increased competition from other large-scale facilities with additional 
hotel and event-space options, particularly the Atlanta Convention Center at 
AmericasMart. In fiscal 2015, an influx of local meetings helped boost events by 
nearly 10% year-over-year; however, the number of delegates decreased given the 
higher volume of smaller meetings. Meanwhile, despite a soft first quarter, strong 
attendance and an increase in local events contributed positively to fiscal 2016. The 
smaller number of events and delegates in fiscal 2017 was due primarily to a decline 
in local events; these did not have contracted room blocks and, thus, did not 
negatively affect the area hotels. An increase in conventions and trade shows 
bolstered the number of delegates in fiscal 2018. Reportedly, the booking pace was 
lighter for fiscal 2019 given the limited availability of meeting space during the 
expansion. The Republican National Convention (RNC) in August 2020 is 
anticipated to have a moderate impact on the area. On June 11, 2020, President 
Trump announced that a majority of the RNC would be moved from Charlotte to 
Jacksonville, Florida, in order to accommodate a larger volume of attendees. 
However, due to a spike in COVID-19 cases in the Jacksonville area, President Trump 
ultimately decided to hold some of the smaller RNC events in Charlotte but then give 
his Republican party acceptance speech from the White House. CRVA officials note 
that bookings for the post-construction period are on the rise and that the overall 
increase in guestroom inventory will help Charlotte capture larger conventions and 
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more citywide events. Given that the COVID-19 pandemic has negatively impacted 
conventions and group meetings and events, it is uncertain if the meeting and group 
segment will begin slowly rebounding in 2021 once an FDA-approved vaccine is 
available to the public. 

Charlotte Douglas International Airport (CLT) is a major economic engine for the 
area, generating over $10 billion annually for the region’s economy, and is served 
by various commercial airlines. In 2015, CLT embarked on the $3.1-billion, ten-year, 
multi-phase Destination CLT expansion. Initial project phases included a new 
intermodal facility (completed in 2014); a new, seven-level hourly parking deck 
(completed in 2014); a new rental-car facility on levels one through three of the 
parking deck in 2015; a new, high-speed, baggage-screening system (completed in 
August 2015); and the westside terminal expansion. In July 2018, the 229,807-
square-foot expansion of Concourse A opened to the public, providing nine 
additional gates. The elevated roadway and terminal curb-front update is 
anticipated to ease the traffic; moreover, five new lanes opened in April 2019. The 
51,000-square-foot, three-level expansion of Concourses D and E (including a 
concessions area, the Centurion Lounge, more escalators and elevators, and office 
space) is expected to be completed in 2020. The 175,000-square-foot lobby 
expansion and renovation of the current lobby and entrance area are currently 
under construction.  The remaining phases of Destination CLT comprise expansions 
and renovations of Concourses A, B, C, and E and the terminal lobby, as well as the 
creation of a fourth parallel runway and a new air-traffic-control tower (scheduled 
to be commissioned in 2020); the entire project is slated for completion in 2026.The 
following table illustrates recent operating statistics for the Charlotte Douglas 
International Airport. 

Airport Traffic 
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FIGURE 4-10 AIRPORT STATISTICS - CHARLOTTE DOUGLAS INTERNATIONAL 
AIRPORT 

Year

2010 38,254,207 — — 

2011 39,043,708 2.1 % 2.1 %

2012 41,228,372 5.6 3.8

2013 43,457,471 5.4 4.3

2014 44,272,432 1.9 3.7

2015 44,875,519 1.4 3.2

2016 44,422,022 (1.0) 2.5

2017 45,909,899 3.3 2.6

2018 46,447,638 1.2 2.5

2019 50,168,783 8.0 3.1

Year-to-date, May

2019 20,276,406 — — 

2020 11,779,601 (41.9) % — 

*Annual average compounded percentage change from the previous year

**Annual average compounded percentage change from first year of data

Source: Charlotte Douglas  International  Airport

Passenger

Change*Traffic

Percent Percent

Change**

 

FIGURE 4-11 LOCAL PASSENGER TRAFFIC VS. NATIONAL TREND 
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This facility recorded 50,168,783 passengers in 2019. The change in passenger 
traffic between 2018 and 2019 was 8.0%. The average annual change during the 
period shown was 3.1%. In 2019, Charlotte Douglas International Airport reached 
an all-time record of 50.1 million passengers, representing an 8.0% year-over-year 
increase. In June 2018, Spirit Airline began service at the airport, adding non-stop 
flights to/from Baltimore, Maryland and Newark, New Jersey, as well as Fort 
Lauderdale and Orlando in Florida. That same month, American Airlines added 
nonstop flights to/from Panama City, Florida and also South Bend, Indiana. Volaris 
Airlines began service at the airport and added semi-weekly flights to/from 
Guadalajara in November 2018. Contour Airlines, which began service at the airport 
in December 2018, added flights to/from Beckley, West Virginia and nonstop flights 
to/from Tampa, Florida that same month. On December 19, 2018, American Airlines 
added seasonal flights through April 1, 2019 to/from Nassau, Bahamas and 
Barbados, as well as year-round daily nonstop service to/from the University of 
Illinois Willard Airport. On December 22, 2018, American Airlines began year-
round, weekly nonstop service to/from several locations: Ithaca Tompkins Regional 
Airport in upstate New York; Tweed New Haven Airport in southern Connecticut; 
Eleuthera, a secluded island east of Nassau; and Marsh Harbour, a town in the Abaco 
Islands east of Freeport. In June 2019, Spirit Airlines began service at the airport, 
offering nonstop flights to/from Baltimore and Newark, as well as Fort Lauderdale 
and Orlando.  

It is important to note that the most recent data illustrate the negative impact of the 
Covid-19 pandemic, which contributed to significant declines in domestic and 
international travel beginning in mid-March 2020.        

The market benefits from a variety of tourist and leisure attractions in the area. The 
peak season for tourism in this area is from May to September. Weekend demand 
also comprises travelers passing through en route to other destinations, local and 
regional visitors attending concerts and shows, youth sports groups participating in 
tournaments, people visiting friends or relatives, and other similar weekend 
demand generators. Primary attractions in the area include the following: 

• Numerous entertainment venues that host sporting events, concerts, and 
family-friendly shows are located in the heart of Uptown Charlotte. Bank of 
America Stadium hosts Carolina Panthers NFL football games, as well as a wide 
variety of concerts. The Spectrum Center (formerly Time Warner Cable Arena) 
generates demand associated with NBA games, concerts, and family events, such 
as Disney on Ice shows. In 2018, roughly $27.5 million in renovations were 
completed at the Spectrum Center, including 600 new lower-level seats, 
upgraded flooring material, larger scoreboards with HD quality, and upgrades 
to the wiring and cable infrastructure of the building. The Flight Deck restaurant 
(formerly the FrontCourt Club) in the Spectrum Center also underwent 

Tourist Attractions 
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renovations that year. In 2019, the City of Charlotte and the Charlotte Hornets 
ownership entity are expected to discuss future upgrades for the Spectrum 
Center. Additionally, the Blumenthal Performing Arts Center is a renowned 
venue for theatrical performances. Some EpiCentre venues offer live music 
entertainment that is popular for the local community and travelers alike. 
Moreover, the historic Carolina Theatre in Uptown, which closed in 1987 and 
remained vacant, is undergoing a major restoration and expansion; completion 
is anticipated in 2021. The InterContinental Hotel is planned to be constructed 
atop the newly expanded portion of the Carolina Theatre. 

• There are four Discovery Place museums in North Carolina; Discovery Place 
Science in Uptown Charlotte, Discovery Place Nature in Freedom Park (located 
roughly four miles south of Uptown), and Discovery Place Kids in Huntersville 
and Rockingham. Discovery Place Science is a cutting-edge science center, 
featuring the IMAX Dome and ever-changing Discovery Halls. A major 
renovation and revitalization project totaling $31.6 million was completed in 
June 2010. As part of the project, the World Alive exhibit was created, expanding 
the Discovery Place aquarium exhibits from 8,000 gallons to 24,000 gallons. In 
early 2017, the Discovery Place completed a multimillion-dollar renovation 
comprising the expansion of the 3-D theater and the creation of the Thinker 
Space workshop. The 3,350-square-foot lab features pod-style seating to 
enhance the interaction between the children and the instructors. The current 
13,000-square-foot Discovery Place Nature is scheduled to close in fall 2020 and 
will be expanded into a new 29,000-square-foot facility that is better integrated 
with the outdoor space and greenway. Plans are to open the expanded facility in 
2022. 

• The NASCAR Hall of Fame opened in May 2010. The 150,000-square-foot 
interactive attraction honors the history and heritage of NASCAR. The venue 
includes artifacts, interactive exhibits, the 275-seat state-of-the-art High-Octane 
Theater, Hall of Honor, Buffalo Wild Wings restaurant, Pit Stop Café, the 5,800-
square-foot Gear Shop retail outlet, and a NASCAR Media Group-operated 
broadcast studio. The site also features a 19-story office tower and a 102,000-
square-foot Charlotte Convention Center addition. NASCAR races and other 
events held at Charlotte Motor Speedway in the nearby city of Concord still 
generate overflow room nights for the area hotels. Annual events such as the 
Coca-Cola 600 held on Memorial Day weekend, and Bank of America Roval 400 
(formerly the Bank of America 500), continue to draw crowds to the area. 
Declining admissions revenue for NASCAR events during the last several years, 
however, have resulted in a softening of overflow guestrooms for the Charlotte 
University City and Uptown hotels. In an attempt to increase viewership and 
gain new fans, Charlotte Motor Speedway officials have replaced the grass 
surface by the track with a synthetic turf to offer a more walkable and 
comfortable surface for fans partaking in pre-race festivities. 
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• Carowinds is a 398-acre amusement park known as the "Thrill Capital of the 
Southeast." In July 2014, the new 26,500-square-foot live entertainment venue, 
Harmony Hall Marketplace, opened as part of a $50-million, multi-year update 
to the amusement park by Cedar Fair Entertainment Company. In May 2015, 
Carowinds introduced its new Fury 325 giga coaster. In May 2016, Carowinds 
opened its renovated 22-acre Carolina Harbor Waterpark, formerly called 
Boomerang Bay Water Park. The water park boasts new rides such as 
Blackbeard's Revenge (a six-story waterslide complex) and Seaside 
Splashworks (a two-acre family entertainment area), as well as the new Harbor 
House restaurant comprising two 2,400-square-foot outdoor seating patios. 
Additionally, the venue features new sand volleyball courts, 1,100 new lounge 
chairs, and 40 new cabanas. The theme park debuted four new attractions for 
the 2017 season, including the Zephyr, Do-Si-Do, Electrospin, and Rock'n'Roller, 
as part of the park's new County Fair area. Cedar Fair Entertainment Company 
is currently constructing a 130-unit SpringHill Suites by Marriott adjacent to the 
amusement park that is expected to open in late 2019. In April 2019, Carowinds 
officials unveiled the new, seven-acre, country-themed Blue Ridge Junction, 
which includes the Blue Ridge Country Kitchen. Copperhead Strike, the first 
double-launch rollercoaster in North Carolina, recently opened for the 
amusement park's 2019 season. In August 2019, Carowinds officials announced 
that the Boogie Board Racer, which is expected to be the longest mat racing slide 
in the southeastern region, will open at Carolina Harbor Waterpark in 2020. 
Additionally, park officials planned to introduce Grand Carnivale, a nighttime 
festival celebrating global culture and featuring the Spectacle of Color parade, 
during the June 13 - July 5, 2020 period. Due to the COVID-19 pandemic, 
Carowinds remained closed for the 2020 season; the park is planned to open for 
the 2021 season. 
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BANK OF AMERICA STADIUM 

 

This section discussed a wide variety of economic indicators for the pertinent 
market area. Prior to the onset of the COVID-19 pandemic and the corresponding 
economic crisis, Charlotte was experiencing a period of economic strength and 
expansion, primarily led by the healthcare and retail sectors and the city's 
diversified energy, technology, finance, and advanced manufacturing industries. 
Our market interviews and research revealed that Charlotte continues to be a focal 
point of corporate and retail employment, and the presence of clean and renewable 
energy companies is intensifying. However, in March 2020, the pandemic began to 
impact the local market, resulting in decreased business activity, inclusive of the 
hospitality industry. As such, the near-term outlook for the market is highly 
uncertain at this time, as the full impact of the virus has yet to be realized. 

Our analysis of the outlook for this specific market also considers the broader 
context of the national economy. The U.S. economy expanded at an overall rate of 
2.3% in 2019, a decline from the 2.9% level achieved in 2018. A strong 3.1% growth 
rate in the first quarter of 2019 was followed by more moderate growth rates of 
2.0%, 2.1%, and 2.1% in the following three quarters of 2019, as the economy 
started to slow. The slowdown and impact of COVID-19 became more evident in the 
first quarter of 2020, when GDP declined by 5.0%. As shutdowns halted major 
components of the U.S. economy from mid-March through May, and partial, halting 
re-openings continued to dampen business activity, the U.S. economy contracted by 
32.9% in the second quarter, the largest such decline in U.S. history. The decline 
affected virtually every corner of the economy, with major decreases in personal 

Conclusion 
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consumption, exports, private inventory investment, residential and nonresidential 
fixed investment, and state and local government spending. 

FIGURE 4-12 UNITED STATES GDP GROWTH RATE 
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While shocking, the second-quarter GDP decline is projected to be offset by a 
significant rebound in economic activity in the second half of the year, greatly 
moderating the overall impact for the year. The Federal Reserve is currently 
projecting a 6.5% contraction for the full-year 2020. The extent of the 2020 decline 
and pace of economic recovery going forward will depend, in large part, on the 
response of the federal government. In March, the Federal Reserve pledged to 
maintain liquidity in debt markets by purchasing as many government and 
corporate-backed bonds, as necessary. Also, in March, the U.S. Congress passed the 
$2-trillion CARES economic-aid package, which provided support to state 
unemployment systems, credit for small and large businesses, and direct cash 
payments to low- and middle-income Americans, among other items. The outcome 
of the next relief bill, expected to be passed by Congress in August 2020, will have a 
significant impact on near-term economic performance and the length of the 
recovery. In addition, the recovery will depend on the capacity of the country to 
control the pandemic and avoid more waves of infections. Despite these concerns, 
the U.S. financial system remains strong, and significant capital has been raised to 
participate in the rebound of the lodging sector as economic growth resumes.  
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5. Highest and Best Use 

The concept of highest and best use is a fundamental element in the determination 
of value of real property, either as if vacant or as improved. Highest and best use is 
defined as follows: 

The reasonably probable use of property that results in the highest value. 
The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum 
productivity.3  

The concept of highest and best use is the premise upon which value is based and is 
a product of competitive forces in the marketplace. The principle of balance holds 
that real property value is created and sustained when contrasting, opposing, or 
interacting elements are in a state of equilibrium. This principle applies to 
relationships among various property components, as well as the relationship 
between the costs of production and the property's productivity. The point of 
economic balance is achieved when the combination of land and building is optimal 
(i.e., when no marginal benefit or utility is achieved by adding another unit of 
capital). The law of increasing returns holds that larger amounts of the agents of 
production produce greater net income up to a certain point, after which the law of 
diminishing returns is applied. 

Land value is derived from potential use rather than actual use. The highest and best 
use is that which generates the greatest return to the land. An analysis as to the 
highest and best use of the land should be made first and may be influenced by many 
factors. In estimating highest and best use, there are four stages of analysis: 

1. Legally permissible use: What uses are permitted by zoning, deed 
restrictions, lease encumbrances, or any other legally binding codes, 
restrictions, or interests?  
 
As detailed in the zoning section of this report, the subject site is located in 
a commercially zoned district that allows for hotel, office, and retail uses, 
among other uses.  

2. Physically possible use: What uses of the site are physically possible? 
 

 
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 

Institute, 2015). 

As if Vacant 
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The subject site is large enough to support most smaller-scale commercial 
developments, certainly a hotel, office, or strip retail development defined 
under legal uses permitted. The topography is appropriate, and access is 
adequate for these types of developments. 

3. Financially feasible use: Which possible and permissible uses will produce a 
net return to the owner of the site?  
 
Given the attributes of the site, uses that would be financially feasible 
include retail and hotel.  

4. Maximally productive use: Among the feasible uses, which use will produce 
the highest net return or the highest present worth?  
 
Given the attributes of the site and the multi-story capability of hotel use, 
the maximally productive use would be for a hotel.  

In consideration of the foregoing factors influencing development in the immediate 
area, it is our opinion that the highest and best use of the subject site, as if vacant, 
would be for the development of a boutique full-service lodging facility. 

The ideal improvement for the subject site is a boutique, full-service lodging facility 
that offers the appropriate amenities to operate competitively in this market. 

1. After determining the highest and best use of the land and the ideal 
improvement, an analysis should be made regarding the differences 
between the current improvements and the ideal improvement. These 
differences then form the basis for estimating deterioration and 
obsolescence in this report.  

2. As the subject site is currently vacant, it is our opinion that the subject 
improvements should be constructed as to allow the site to conform to its 
ideal improvement. 

As if Vacant Conclusion 

Ideal Improvement 

As Improved 
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6. Projection of Occupancy and Average Rate 

Along with ADR results, the occupancy levels achieved by a hotel are the foundation 
of the property's financial performance and market value. Most of a lodging facility's 
other revenue sources (such as food and beverage, other operated departments, and 
miscellaneous income) are driven by the number of guests, and many expense levels 
vary with occupancy. To a certain degree, occupancy attainment can be manipulated 
by management. For example, hotel operators may choose to lower rates in an effort 
to maximize occupancy. Our forecasts reflect an operating strategy that we believe 
would be implemented by a typical, professional hotel management team to achieve 
an optimal mix of occupancy and average rate.  

We performed an appraisal on the proposed subject property in June 2020. We have 
reviewed the current market conditions in order to establish an updated forecast 
for the current land valuation. 

The Charlotte market, including the Uptown submarket, is expected experience a 
substantial decline in both occupancy and ADR in the 2020 calendar year due to the 
COVID-19 pandemic. Given the significant drop in domestic and international travel 
resulting from the pandemic, some hotels have temporarily closed. Occupancy 
levels are anticipated to rebound by 2022, with a more moderate increase in 2023. 
For those properties that have remained in operation during the COVID-19 
pandemic, hotel management have discounted room rates in efforts to capture the 
minimal room-night demand in the market. The August 2020 opening of the Grand 
Bohemian would typically help the area hotel operators command higher room 
rates; however, that is not anticipated to happen due to the COVID-19 pandemic. 
Although an FDA-approved vaccine is anticipated to be available for the public in 
2021, consumer/traveler confidence in travel may occur gradually following the 
implementation of the vaccine. As such, average rate is anticipated to decrease 
moderately in 2021 but then rebound in 2022, and continue to rise moderately in 
2023 and 2024 during the post-COVID-19 recovery period. Average rate is then 
anticipated to modestly increase in 2025. Given that the proposed subject property 
is planned to open on July 1, 2024, it is our opinion that the hotel market would have 
recovered at that point from the COVID-19 pandemic-related demand loss. As such, 
the proposed subject hotel does not have any material impact from the current 
COVID-19 pandemic. Its operation as an upper-upscale, Hilton brand-affiliated, 
lifestyle-concept, boutique hotel in the Uptown submarket that has been dominated 
by Marriott products, should help hotel management reach the forecasted 
occupancy levels and also command high room rates. 
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The following table details our projection of lodging demand growth for the subject 
market, which is anticipated to begin in 2021, including the total number of 
occupied room nights demand in the market. 

FIGURE 6-1 FORECAST OF MARKET OCCUPANCY 

616,958 172,748 362,772 652,989 672,579 689,393 699,734 706,731 710,265

Growth Rate (72.0) % 110.0 % 80.0 % 3.0 % 2.5 % 1.5 % 1.0 % 0.5 %

203,093 152,320 205,632 252,927 260,515 265,725 269,711 272,408 273,770

(25.0) % 35.0 % 23.0 % 3.0 % 2.0 % 1.5 % 1.0 % 0.5 %

196,289 58,887 90,097 153,165 199,114 203,096 206,143 208,204 209,245

(70.0) % 53.0 % 70.0 % 30.0 % 2.0 % 1.5 % 1.0 % 0.5 %

Total  Accommodated Demand 1,016,341 383,955 658,500 1,059,081 1,132,208 1,158,215 1,175,588 1,187,344 1,193,280

Overall Demand Growth 5.7 % (62.2) % 71.5 % 60.8 % 6.9 % 2.3 % 1.5 % 1.0 % 0.5 %

Market Mix

60.7 % 45.0 % 55.1 % 61.7 % 59.4 % 59.5 % 59.5 % 59.5 % 59.5 %

20.0 39.7 31.2 23.9 23.0 22.9 22.9 22.9 22.9

19.3 15.3 13.7 14.5 17.6 17.5 17.5 17.5 17.5

3,922 4,097 4,097 4,097 4,097 4,097 4,097 4,097 4,097

Proposed Subject Property 1 126 215 215 215

Grand Bohemian Hotel  Charlotte, Autograph Col lection 2 106 254 254 254 254 254 254 254

Avai lable Room Nights  per Year 1,431,408 1,534,267 1,588,115 1,588,115 1,588,115 1,634,125 1,666,590 1,666,590 1,666,590

Nights  per Year 365 365 365 365 365 365 365 365 365

Total Supply 3,922 4,203 4,351 4,351 4,351 4,477 4,566 4,566 4,566

Rooms Supply Growth 5.5 % 7.2 % 3.5 % 0.0 % 0.0 % 2.9 % 2.0 % 0.0 % 0.0 %

Marketwide Occupancy 71.0 % 25.0 % 41.5 % 66.7 % 71.3 % 70.9 % 70.5 % 71.2 % 71.6 %

1   Opening in June 2024 of the 100% competitive, 215-room Proposed Subject Property
2   Opening in August 2020 of the 100% competitive, 254-room Grand Bohemian Hotel  Charlotte, Autograph Col lection

Meeting and Group

Existing Hotel Supply

Proposed Hotels

Totals

Commercia l

Leisure

Total  Demand

Growth Rate

Meeting and Group

Total  Demand

Growth Rate

2025 2026 2027

Total  Demand

Leisure

Commercial

2019 2020 2021 2022 2023 2024

 

The defined competitive market of hotels is expected to experience a substantial 
decline in occupancy levels during the 2020 calendar year given the negative impact 
of the COVID-19 pandemic, as previously noted. In 2021, a boost in occupancy is 
anticipated as pent-up leisure demand generates hotel room nights and 
consumer/traveler confidence begins to gradually strengthen, particularly once an 
FDA-approved vaccine is available to the public. Occupancy levels are anticipated to 
rebound in 2022 and 2023 during the post-COVID-19 recovery period, but then 
decline slightly in 2024 and remain stable in 2025 when the proposed subject 
property is introduced to the market. Occupancy levels are anticipated to increase 
modestly in 2026 once the proposed subject property reaches its stabilized year of 
operations. Based on historical occupancy levels in this market, and taking into 
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consideration typical supply and demand cyclicality, market occupancy is forecast 
to stabilize in the low 70s. 

Taking into consideration the forecast of occupancy for the subject market, the 
proposed subject hotel's occupancy forecast is set forth as follows. 

FIGURE 6-2 FORECAST OF SUBJECT PROPERTY'S OCCUPANCY  

Market Segment

Commercial

Demand 689,393 699,734 706,731 710,265

Market Share 2.7 % 4.9 % 5.1 % 5.1 %

Capture 18,754 34,175 35,759 36,405

Penetration 97 % 104 % 107 % 109 %

Leisure

Demand 265,725 269,711 272,408 273,770

Market Share 2.6 % 4.7 % 4.9 % 5.0 %

Capture 7,039 12,734 13,338 13,585

Penetration 94 % 100 % 104 % 105 %

Meeting and Group

Demand 203,096 206,143 208,204 209,245

Market Share 2.1 % 3.7 % 3.8 % 3.9 %

Capture 4,345 7,695 7,964 8,148

Penetration 76 % 79 % 81 % 83 %

Total Room Nights Captured 30,138 54,604 57,061 58,137

Avai lable Room Nights 46,010 78,475 78,475 78,475

Subject Occupancy 66 % 70 % 73 % 74 %

Market-wide Avai lable Room Nights 1,634,125 1,666,590 1,666,590 1,666,590

Fair Share 3 % 5 % 5 % 5 %

Market-wide Occupied Room Nights 1,158,215 1,175,588 1,187,344 1,193,280

Market Share 3 % 5 % 5 % 5 %

Market-wide Occupancy 71 % 71 % 71 % 72 %

Total Penetration 92 % 99 % 102 % 103 %

2024 2025 2026 2027

 

The proposed subject hotel is expected to stabilize at with a strong penetration rate 
(in comparison to the competitive set) due to its new and upscale facility, operation 
as a Curio Collection by Hilton affiliate, location proximate to the planned Truist 
headquarter office, and prominent location along North Tryon Street in Uptown 
Charlotte. North Tryon Street is a main arterial in Uptown Charlotte, and the 

Forecast of Subject 
Property’s Occupancy 
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proposed subject hotel will be situated within the section of the North Tryon Street 
corridor that is planned to undergo major revitalization efforts within the next few 
years. The proposed subject hotel's excellent visibility from within the 
neighborhood should also contribute to its ability to realize a higher-than-average 
occupancy level in this Uptown Charlotte submarket. Additional insights by segment 
are presented as follows: 

• Within the commercial segment, the proposed subject hotel’s occupancy 
penetration is positioned at an above-market-average level by the stabilized 
period. Its prime location along North Tryon Street that is proximate to the 
planned Truist Center and within walking distance to other offices such as 
Bank of America and PricewaterhouseCoopers, is anticipated to help 
capture corporate-transient demand. Additionally, the expected strength of 
the Curio Collection by Hilton brand is anticipated to attract travelers loyal 
to Hilton and people seeking a travel experience at an upscale, lifestyle-
concept, boutique lodging facility. The proposed subject hotel is anticipated 
to outperform the Grand Bohemian Hotel Charlotte, Autograph Collection, 
which opened on August 5, 2020, in the commercial market segment. 

• The proposed subject hotel's leisure penetration level is positioned 
appropriately within the range of existing competitors, supported by the 
hotel’s planned location along North Tryon Street within walking distance 
to a myriad of shops, restaurants, family-oriented establishments, 
performing arts centers, and entertainment venues. The proposed subject 
hotel will also be located convenient to the then restored and expanded 
Carolina Theatre. People attending shows and events who seek lower room 
rates than the proposed InterContinental Hotel (that is planned to be 
situated atop the expanded portion of the Carolina Theatre) can enjoy the 
convenience and upscale offerings of the proposed subject hotel. 
Additionally, regional travelers seeking a staycation at a high-end, lifestyle-
concept lodging facility will also generate demand for the proposed subject 
hotel. We would expect the hotel to experience favorable levels of leisure 
business throughout the year, especially during the peak seasons. 

• The proposed subject hotel's meeting and group penetration level is 
positioned appropriately within the range of existing competitors. The 
nearby Holiday Inn and the Grand Bohemian Hotel Charlotte, Autograph 
Collection encompass vast offerings of meeting space that require those 
hotels to seek a high volume of meeting and group business. Additionally, 
the full-service Marriott and Omni Hotel feature significant offerings of 
meeting space and will seek large meetings, social events (e.g. weddings), 
and citywide conventions. The proposed subject should be a favorable 
location for offsite meetings and events that are held by Truist and other 
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nearby companies, as well as social banquet events given the upscale nature 
of the proposed function space and the modern, technologically advanced 
capabilities. Moreover, the proposed subject hotel is located roughly one-
half mile from the Charlotte Convention Center and is anticipated to benefit 
from contracted guestroom blocks for major citywide conventions.    

Based on our analysis of the proposed subject hotel and market area, we have 
selected a stabilized occupancy level of 73%. The stabilized occupancy is intended 
to reflect the anticipated results of the property over its remaining economic life 
given all changes in the life cycle of the hotel. Thus, the stabilized occupancy 
excludes from consideration any abnormal relationship between supply and 
demand, as well as any nonrecurring conditions that may result in unusually high 
or low occupancies. Although the subject property may operate at occupancies 
above this stabilized level, we believe it equally possible for new competition and 
temporary economic downturns to force the occupancy below this selected point of 
stability. 

One of the most important considerations in estimating the value of a lodging facility 
is a supportable forecast of its attainable average rate, which is more formally 
defined as the average rate per occupied room. Average rate can be calculated by 
dividing the total rooms revenue achieved during a specified period by the number 
of rooms sold during the same period. The projected average rate and the 
anticipated occupancy percentage are used to forecast rooms revenue, which in turn 
provides the basis for estimating most other income and expense categories.  

Although the ADR analysis presented here follows the occupancy projection, these 
two statistics are highly correlated; one cannot project occupancy without making 
specific assumptions regarding average rate. This relationship is best illustrated by 
revenue per available room (RevPAR), which reflects a property's ability to 
maximize rooms revenue. The following table summarizes the historical average 
rate, RevPAR, and respective ADR and RevPAR penetration levels for the proposed 
subject hotel’s competitors. The stabilized average rate and RevPAR levels that have 
been projected for the proposed subject hotel, expressed in base-year dollars, are 
also presented to understand the ADR positioning anticipated for the property upon 
stabilization. The basis for our ADR projection follows later in this section of the 
report. 

Average Rate Analysis 

Competitive Position 
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FIGURE 6-3 BASE-YEAR ADR AND REVPAR OF THE COMPETITORS  

Property

Kimpton Tryon Park Hotel $220 - $230 120 - 130 % 70 - 75 % 100 - 110 % $160 - $170 130 - 140 %

AC Hotel  by Marriott Charlotte Ci ty Center 180 - 190 100 - 110 65 - 70 90 - 95 120 - 125 95 - 100

Hyatt Place Charlotte Downtown 140 - 150 80 - 85 70 - 75 100 - 110 105 - 110 85 - 90

Average - Primary Competitors $188.97 108.6 % 70.7 % 99.6 % $133.59 108.2 %

Average - Secondary Competitors 171.39 98.5 71.1 100.1 121.78 98.6

Overall Average $173.94 100.0 % 71.0 % 100.0 % $123.50 100.0 %

.

Subject As If Stabilized (In 2019 Dollars) $225.00 129.4 % 72.9 % 102.6 % $163.98 132.8 %

Estimated 

2019 Average 

Room Rate

Average Room 

Rate Penetration

Rooms Revenue 

Per Available 

Room (RevPAR)

RevPAR 

PenetrationOccupancy

Occupancy 

Penetration

 

The defined primarily competitive market realized an overall average rate of 
$188.97 in the 2019 base year, improving from the 2018 level of $184.28. The 
Kimpton Tryon Park, which opened in November 2017, achieved the highest 
estimated average rate in the local competitive market, by a significant margin, 
because of its upper-upscale accommodations, lifestyle concept, eclectic design, and 
high-quality amenities. Although the Uptown Charlotte area boasts many nationally 
branded hotels, this submarket has lacked upper-upscale, boutique, lifestyle-
concept, full-service hotels that are appealing to many commercial, leisure, and 
meeting and group travelers. Other important rate aspects of this market include 
the very well-kept, upper-midscale to luxury class lodging facilities and key demand 
generators such as the Charlotte Convention Center, Fortune 500 companies, and 
major entertainment and sports venues (such as Bank of America Stadium, 
Spectrum Center, and Truist Field that was formerly the BB&T Ballpark). The 
continued development of Class-A office towers as well as upscale/luxury 
residential towers will help Uptown Charlotte remain a prime choice for office 
expansions and relocations, thus generating more higher-rated, corporate-transient 
business for the local hotels. The selected rate position for the proposed subject 
hotel, in base-year dollars, takes into consideration factors such as its upper-upscale 
tier and strong national brand affiliation. Similar to the Kimpton Tryon Park, the 
proposed subject property's lifestyle-concept, boutique, full-service product will 
help accommodate an underserved niche. Additionally, its prominent location 
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proximate to the planned new Truist Center and along the North Tryon Street 
corridor in Uptown Charlotte will help hotel management target higher room rates.   

Based on these considerations, the following table sets forth the basis for our 
projection of the proposed subject hotel’s average rate. We have positioned the 
proposed subject hotel’s stabilized average rate in base-year dollars at $225.00, 
which reflects an ADR penetration of 129.4%. Based on our review of the proposed 
improvements and the anticipated profile of the product and its operation, it is our 
opinion that the ADR penetration level should be achievable with appropriate 
management and marketing.  The positioned stabilized average rate is projected to 
increase at the same rate as the overall market’s average rate. Note that we have 
assumed an underlying inflation rate of 2.5% in the first, second, and third 
projection years (and thereafter). 

The proposed subject hotel’s projected average rate (as if stabilized) is then 
fiscalized to correspond with the hotel’s anticipated date of opening for each 
forecast year. No discount has been applied to the stabilized room rates projected 
for the first two years of operation. 

The following table presents the proposed subject hotel’s ADR penetration level, 
followed by the average rate deflated to base-year dollars by the assumed 
underlying inflation rate, for each year of the forecast. 

FIGURE 6-4 ADR FORECAST – MARKET AND PROPOSED SUBJECT PROPERTY 

Calendar Year 2019 2020 2021 2022 2023 2024 2025 2026 2027

Market ADR $173.94 $147.85 $140.46 $154.51 $165.32 $176.07 $183.99 $191.35 $199.00

Projected Market ADR Growth Rate — -15.0% -5.0% 10.0% 7.0% 6.5% 4.5% 4.0% 4.0%

Proposed Subject Property ADR (As-If Stabi l i zed) $225.00 $191.25 $181.69 $199.86 $213.85 $227.75 $237.99 $247.51 $257.42

ADR Growth Rate — -15.0% -5.0% 10.0% 7.0% 6.5% 4.5% 4.0% 4.0%

Proposed Subject Stabi l i zed ADR Penetration 129% 129% 129% 129% 129% 129% 129% 129% 129.4%

Fiscal Year 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28

Proposed Subject Property Average Rate $205.64 $219.60 $231.99 $241.93 $251.61 $260.61

Opening Discount 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Average Rate After Discount $205.64 $219.60 $231.99 $241.93 $251.61 $257.90

Real  Average Rate Growth — 6.8% 5.6% 4.3% 4.0% 2.5%

Market ADR $158.98 $169.77 $179.34 $187.03 $192.64 $198.42

Proposed Subject ADR Penetration (After Discount) 129% 129% 129% 129% 131% 130%

ADR Expressed in Base-Year Dol lars  Deflated @ Inflation Rate $194.75 $202.89 $209.11 $212.75 $215.87 $215.87  

The proposed subject hotel's rate position should reflect growth similar to market 
trends because of the proposed hotel's new facility, strong brand affiliation, upscale 
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lifestyle hotel product, and prominent location along North Tryon Street that is 
proximate to the planned new Truist Center. The proposed subject hotel’s ADR 
penetration level is forecast to reach 129.4% by the stabilized period, consistent 
with our stabilized ADR positioning. 

The following table sets forth our concluding forecast of the proposed subject 
hotel’s occupancy, average rate, and RevPAR, with corresponding penetration 
levels, for the first projection year (that begins on the anticipated June 1, 2024 
opening date of the proposed subject property) through the stabilized year of 
operation. The market’s historical and projected occupancy, average rate, and 
RevPAR are presented for comparison, with the projections fiscalized to correspond 
with the proposed subject hotel’s forecast, as appropriate. 
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FIGURE 6-5 COMPARISON OF HISTORICAL AND PROJECTED OCCUPANCY, ADR, AND REVPAR – PROPOSED SUBJECT PROPERTY AND MARKET 

2017 2018 2019 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27

Proposed Charlotte Uptown Curio Collection by Hilton

Occupancy 67.2 % 70.9 % 73.3 %

Change in Points 67.2 3.7 2.4

Occupancy Penetration 95.0 % 100.1 % 102.6 %

Average Rate $225.00 $187.29 $189.20 $205.64 $219.60 $231.99 $241.93 $251.61

Change 5.6 % 4.3 % 4.0 %

Average Rate Penetration 129.4 % 129.4 % 129.4 %

RevPAR $155.87 $171.47 $184.38

Change — 10.0 % 7.5 %

RevPAR Penetration 122.9 % 129.4 % 132.8 %

2017 2018 2019 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27

Charlotte Submarket

Occupancy 71.4 % 70.8 % 71.0 % 31.8 % 51.9 % 68.6 % 71.1 % 70.7 % 70.8 % 71.4 %

Change in Points — (0.6) 0.2 (39.2) 20.1 16.7 2.5 (0.4) 0.1 0.6

Average Rate $170.02 $172.30 $173.94 $144.79 $146.27 $158.98 $169.77 $179.34 $187.03 $194.52

Change — 1.3 % 1.0 % (16.8) % 1.0 % 8.7 % 6.8 % 5.6 % 4.3 % 4.0 %

RevPAR $121.48 $122.06 $123.50 $46.08 $75.91 $109.05 $120.74 $126.86 $132.48 $138.87

Change — 0.5 % 1.2 % (62.7) % 64.7 % 43.6 % 10.7 % 5.1 % 4.4 % 4.8 %

Historical (Estimated)

Projected

Projected

 

 



 
 

August-2020 Land Valuation 
 Land Valuation – Charlotte, North Carolina 

 

56 

 

7. Land Valuation 

There are four different methods that can be utilized in the valuation of land: a sales 
comparison method; a residual method; an allocation method; and an extraction 
method. For the majority of hotel properties, the two primary methods used are the 
sales comparison and the residual methods.  

Value flows from, and is created by, the highest and best use of a site.  Thus, for land 
whose highest and best use is for hotel development, the application of a sales 
comparison method in estimating land value would involve the analysis of the prices 
paid for land that is to be developed with a hotel.  The application of a residual 
method would involve forecasting certain financial metrics to be generated by the 
planned hotel development which  can then be processed into a land value estimate. 
The residual method is very precise and based on the projected performance of the 
hotel to be developed on the site.  

During the current COVID-19 pandemic, and the unprecedented effect it has had on 
hotel operations, it has been our observation that the hotel transaction market (both 
hotel sites and existing hotel properties) has been largely frozen from its normal 
workings. Given the current absence of a normal hotel transaction marketplace and 
recognizing that the objective of this appraisal is to estimate the prospective market 
value of the subject site at 7/1/2022, the best land valuation method to be utilized 
is that of a residual method.  

For hotel real estate, the land residual method is based on assigning a proxy annual 
market rent to the hotel site which can then be converted into a land value estimate.  
Because many hotels are often constructed on land subject to a long-term ground 
lease, there is comparable data that can be analyzed to extract the market rental 
terms to be applied to a proxy ground lease relative to the subject site.  Also, while 
ground lease terms will differ somewhat from hotel to hotel, the basis for the annual 
rental calculation is often tied to a percentage of revenue formula. Thus, the land 
residual valuation method for a hotel site is tied to the economics of the hotel 
development.  

Using the forecasted revenues for the subject hotel and applying a typical hotel 
ground-lease rental formula, the appraiser is able to develop an estimate of the 
proxy annual market rent (i.e., the income attributed to the land). The land value 
can then be estimated by capitalizing the concluded proxy annual market rent for 
the subject site.  

Residual Method is 
Based on Hotel Ground 
Leases 



 
 

August-2020 Land Valuation 
 Land Valuation – Charlotte, North Carolina 

 

57 

 

We have researched actual long-term ground leases encumbering hotels considered 
to be similar in their quality scale and operating model to that of the planned subject 
hotel. The following table summarizes our findings, showing the property, its room 
count, and its rental formula.
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FIGURE 7-1 SUMMARY OF HOTEL GROUND LEASES 

Hotel City ST Ground Lease Formula

Park Ridge Marriott Park Ridge NJ 289 2.75% of tota l  gross  revenues , against a  minimum $434 3.7 % 2.8 %

Marriott Hotel Tulsa OK 338 3% of rooms revenue, against a  smal l  minimum 352 3.0 2.2

Marriott Albuquerque Albuquerque NM 412 3.5% of rooms revenue, against a  minimum 411 3.5 2.6

Marriott Hotel Tampa FL 312 3% of room revenue, 1% of food revenue, 3% of beverage revenue 411 3.5 2.6

Marriott Hotel Charlotte NC 432 3.5% of room revenue 411 3.5 2.6

Number of 

Rooms

 Dollar 

Amount (+000) 

Percentage 

of Rooms 

Revenue

Percentage 

of Total 

Revenue

Rental Based on

Year 1 Revenue of the

215-Unit Subject Property
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Our analysis of these ground-lease rental formulas indicates that the annual market 
rent for a ground lease for a hotel similar to the planned subject development  
typically ranges from approximately 3% to 3.7% of rooms revenue. As such, we 
have utilized a market rent percentage of 3.25% of rooms revenue for this 
analysis. 

The following table shows how the proxy annual ground rent has been calculated. 
Note that the forecast stabilized room revenue (which occurs in operating Year 3) 
has been converted to operating Year 1 dollars based on an average annual inflation 
of 3.0% per year.  Thus, the stabilized room revenue of $14,414,000  is equivalent 
to a ‘deflated’ room revenue of $13,994,175   in Year 1 of the hotel operations. 

Next, the annual rental percentage is applied to this latter deflated room revenue 
number, resulting in an annual market rent of $454,811.  The annual market rent is 
capitalized at a land cap rate of 5.0%, resulting in an initial land value estimate at 
7/1/2024 of $9,096,214 .  This initial prospective land value estimate at 7/1/2024  
is subsequently converted to an equivalent land value estimate as of 7/1/2022 (the 
effective date of value) by discounting at the selected inflation rate.  
 
As shown in the table below, the resulting land value estimate for the subject site as 
of 7/1/2022 is estimated at $8,800,000 .  We note that the subject site is under 
contract for purchase for $7,000,000. Thus, the estimated increase in the market 
value of the subject site between 7/1/2020 and 7/1/2022 is $1,800,000 .
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FIGURE 7-2      LAND RESIDUAL ANALYSIS AND FINAL LAND VALUE ESTIMATE AT 7/1/2022 

construction starts- 

effective date of value Yr 1- hotel opens Yr 2 Yr 3-stabilized

Number of Annual Periods 1 2 3 4 5

7/2022 to 6/2023 7/2023 to 6/2024 7/2024 to 6/2025 7/2025 to 6/2026 7/2026 to 6/2027

Room Revenue $14,414,000

Inflation Discount Rate 3.0%

Present Value of the 

Stabilized Room Revenue

at the Opening Year of Hotel $13,994,175

Ground Rent % 3.25%

Annual Market Rent for Site $454,811

Divided by Land Cap Rate 5.0%

Equals Land Value at Opening

of Subject Hotel $9,096,214

Present Value of 7/2024 Land

Value as of 7/2022 $8,831,275

Rounded to $8,800,000  
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8. Statement of Assumptions and Limiting Conditions 

1. This report is to be used in whole and not in part. 

2. No responsibility is assumed for matters of a legal nature, nor do we render 
any opinion as to title, which is assumed to be marketable and free of any 
deed restrictions and easements. The property is evaluated as though free 
and clear unless otherwise stated. 

3. We assume that there are no hidden or unapparent conditions of the sub-
soil or structures, such as underground storage tanks, that would affect the 
property’s development potential. No responsibility is assumed for these 
conditions or for any engineering that may be required to discover them. 

4. We have not considered the presence of potentially hazardous materials or 
any form of toxic waste on the project site. We are not qualified to detect 
hazardous substances and urge the client to retain an expert in this field if 
desired. 

5. We have made no survey of the site, and we assume no responsibility in 
connection with such matters. Sketches, photographs, maps, and other 
exhibits are included to assist the reader in visualizing the property. It is 
assumed that the use of the described real estate will be within the 
boundaries of the property described, and that no encroachment will exist. 

6. All information, financial operating statements, estimates, and opinions 
obtained from parties not employed by TS Worldwide, LLC are assumed to 
be true and correct. We can assume no liability resulting from 
misinformation. 

7. Unless noted, we assume that there are no encroachments, zoning 
violations, or building violations encumbering the subject property. 

8. The property is assumed to be in full compliance with all applicable federal, 
state, local, and private codes, laws, consents, licenses, and regulations, and 
that all licenses, permits, certificates, franchises, and so forth can be freely 
renewed or transferred to a purchaser. 

9. All mortgages, liens, encumbrances, leases, and servitudes have been 
disregarded unless specified otherwise. 

10. None of this material may be reproduced in any form without our written 
permission, and the report cannot be disseminated to the public through 
advertising, public relations, news, sales, or other media. 
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11. We are not required to give testimony or attendance in court because of this 
analysis without previous arrangements and shall do so only when our 
standard per-diem fees and travel costs have been paid prior to the 
appearance. 

12. We take no responsibility for any events or circumstances that take place 
subsequent to either the date of value or the date of our field inspection, 
whichever occurs first. 

13. The quality of a lodging facility's onsite management has a direct effect on a 
property's economic viability. The financial forecasts presented in this 
analysis assume responsible ownership and competent management. Any 
departure from this assumption may have a significant impact on the 
projected operating results. 

14. This analysis assumes continuation of all Internal Revenue Service tax code 
provisions as stated or interpreted on either the date of value or the date of 
our field inspection, whichever occurs first. 

15. Many of the figures presented in this report were generated using 
sophisticated computer models that make calculations based on numbers 
carried out to three or more decimal places. In the interest of simplicity, 
most numbers have been rounded to the nearest tenth of a percent. Thus, 
these figures may be subject to small rounding errors. 

16. It is agreed that our liability to the client is limited to the amount of the fee 
paid as liquidated damages. Our responsibility is limited to the client; the 
use of this report by third parties shall be solely at the risk of the client 
and/or third parties. The use of this report is also subject to the terms and 
conditions set forth in our engagement letter with the client. 

17. Our report has been prepared in accordance with, and is subject to, the 
requirements of the Financial Institutions Reform, Recovery, and 
Enforcement Act (FIRREA) and the Uniform Standards of Professional 
Practice (USPAP), as provided by the Appraisal Foundation. 

18. This study was prepared by TS Worldwide, LLC. All opinions, 
recommendations, and conclusions expressed during the course of this 
assignment are rendered by the staff of TS Worldwide, LLC as employees, 
rather than as individuals. 
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9. Certification 

The undersigned hereby certify that, to the best of our knowledge and belief:  

1. the statements of fact presented 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 our personal, 
impartial, and unbiased professional analyses, opinions, and conclusions; 

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

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

6. our 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; 

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

8. Patricia Shih did not personally inspect the property described in this report 
given the restrictions the State of New York has placed on travel to/from 
states that are currently experiencing a high volume of COVID-19 confirmed 
cases such as the State of North Carolina. However, she has inspected the 
property within the past one year. Kathy Conroy, MAI, did not personally 
inspect the property; 

9. No one other than those listed above and the undersigned prepared the 
analyses, conclusions, and opinions concerning the real estate that are set 
forth in this appraisal report; 

10. Patricia Shih has performed one consultation study and one appraisal on the 
property that is the subject of this report within the three-year period 
immediately preceding acceptance of this assignment. Kathy Conroy, MAI, 
has performed one appraisal on the property that is the subject of this report 
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within the three-year period immediately preceding acceptance of this 
assignment; 

11. 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 the Standards of Professional Appraisal Practice 
of the Appraisal Institute; 

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

13. as of the date of this report, Kathy Conroy, MAI, has completed the 
continuing education program for Designated Members of the Appraisal 
Institute. 
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