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Tenmlle & Associates, Inc.

R_eal Estate Appraisers

October 19, 2005

Mr. Art Nadel

Laurel Mountain Preserve
1618 Main Street
Sarasota, FL 34236

Re: Laurel Mountaln Preserve, 168.794 Acre Land Tract, Bird Creek Listates
Road, Buncombe and McDowell Countles NC

Dear Mr. Nad'el'

In accordance with your request for an appraisal.of the above referenced property,
located in Buncombe and McDowell' Counties, North Carolina, David R. Roberts,

SRA, first inspected the subject property on July 21, 2005, and the final inspection
was September 29, 2005 for the purpose of analysxs for a charitable contribution
due to the granting of a-conservation eascment. Pattie J. Tennille, MAI, SRA did
not physically inspect: the subject. property. The effective date of the appraisal
report for the purpose of estlmatmg the charitable contribution is November 1,

2005.

Property rights: appralsed consist of the fee simple estate, all hens disregarded;
‘assuming. marketable title. The value reported in this. appralsal is the Market
Value of the: conservatlo\ 1’ easement, determlned by an- ana1y51s of the value of the
'property before and after the. ‘conservation easemeént is granted on all of the
168.794 acres of land. The market value before the granting of a conservatlon
easement will be determmed_ the Sales Comparison Approach for the. acreage
parcel as-is and also will" mdlcate the: prospective market value of a proposed 12
site subdivision within the boundaries of the 168.794 acres of land. This value will
be ' determined.- by thie ‘Subdivision Analy31s method of - valye esuma'non A
reconciliation of value:will determine the estimate of market. value for the: subject
‘property-priorto the granting-of the conservatlon easement. The market value after
a conservation easem ted will indicate the value of all 168.794 acres
placed i in a conservation’ as smetit that has Testricted. usage with no- development

- potential on’' a per acre ‘basis. The specifics of the conservation easement and
restrictions will be deta;led more fully in the site- descnptlon section of the report
in the after value.

820~B State: Farm Road / PO. Bow. 1237 /Boone;’ North Carolma 28607
Telei)hone 828-264—1533 / Fax 828-264 0332
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October 19, 2005
Mr. Art Nadel
Page 2

Simply stated, Market Value is that reasonable and probable pnce a property will
bring when exposed for sale for a reasonable length of time. Implicit in the

definition are various conditions, which will be explained in the body of the
+ appraisal,

The report reflects prospective market value for the property prior to the granting
- of the easement and market value for the subject property after the granting of the
. easement. The values will be indicated and the difference will be noted as the

' ;'..value of the charitable contribution as of-the spec1ﬁed date.” Also con31dered will

""be enhancement value to adj ommg OWRET pmpemes

: We certlfy that we have no prcsent or contemplated interest in the propeﬂy
appraised. The fee charged for our service is in no way related to the value

~ reported. This appralsal a331gnment was not made, nor was the appraisal rendered
on the basis of a requested minimum: yaluation, specific valuation, or on an
amount, which would result in approval of a loan. The 1 purpose of this appralsal is
to- estlmate for federal incomie tax purposcs the market value of a conservation
easement as of the specified date, November 1, 2005. The report was prepared for
use-and subrmssmn to the Intérnal Revenue Servnce as evidence of the value of the
charitable donatlon of a conservation easement. It is not to be dlstnbuted or to be
'relled upon by others wrthout our written. perrmssxon

'We concluded that the- proposed concept plan of 12 smgle—famlly home31tes is
o con51stent with the highest .and - best use of _the _property. ‘The comservation

- . ‘easement: effectlvely éliminates future ,development of this' nature"in- perpetuity, - -
' ’and meets the requirements outlmed in the conservation. eascment act as perrmttcd
,under sectlon 1 170A-14 of the Intemal Revenue Code. of 1986.
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Mr. Art Nadel
October 19, 2005
Page 3

The prospective market value of the subject land parcel, prior to the granting of
the- conservation easement, with the highest and best use as a 12-site subdivision,
as of November 1; 2003, is:

TWO MILLION THREE HUNDRED NINETY CIGHT THOUSAND
DOLLARS
($2,398,000,00)

Market Vali¢ + After Conservation Easement Granted — 168.794 Acres
conservatlon easement land: -

FOUR HUNDRED TWENTY TWO THOUSAND DOLLARS
($422,000.00)

Value of Conservatlon Easement (leference)

ONE NIILLION NINE HUNDRED SEVENTY SIX THOUSAND DOLLARS
' : ($1 976, 000.00) - ‘

Pursua.nt to IRC §l 170 A-14(h)(3)(i), “...if the. grantlng of a conservation
easement has had an. effect of increasing other property owned by the donor or a
related perqen" i¢.amount of the, deduction for the conservation contribution shall
‘be reduced by 1 Ef'amount of the mcrease in the value of the other property ?

g ":Based upon m ' dmons as of November 1, 2005 , _

~ the-enhancem eejtied 10 be: 175,000.00
(to adjoming wner e N

’Total contnbutlcm market value ' | $1,801.,000.00




Case 8:09-cv-00087-RAL-TBM  Document 237-3  Filed 11/23/2009 Page 5 of 28

Mr. Art Nadel
October 19, 2005
Page 4

The appraiser understands that thlS appraisal is made in support of a gift of the
conservation casement described herein and a taxpayer(s) deduction of the
conservation contribution will probably be claimed and this appralsal is therefore

prepared for income tax pulposes ‘the date of comnbutlon will be prior to
December 31, 2005.

Sincerely,

Pattie J. Tennille, MAL, SRA
NC General Appraiser #A287

5447 R. Roberts, SRA
NC General Appraiser# A1781

PJT:DRR/nkr
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EXECUTIVE SUMMARY
Laurel Mountain Preserve:
168.794 Acres
Buncombe and McDowell Counties, NC

Location:

Site Size:

Zoning:

Date of Inspection:

Effective Date of Value Estimate:

‘Date of Report

'nghest and Best Use:

‘Value Indications:

Before Value: |
Residential subdivision
(12-hemesites)

Laurel Mountain Preserve

Bird Creek Estates Road

Off Old Fort Road

Borders of Buncombe and McDowell
Counties, NC

168.794 Acres
Before grantmg of conservatmn easement
Proposed residential subdivision

12 homes1tes - 168 794 acres

After. grantmg of conservatxon easement
168.794 acres — conservatlon easément land

None in"'B:un‘co-mbe'»or M__cfl)pv_vel-l Counties, NC
July 21, 2005 and September 29, 2005

No'vemb,er 1,2005.

N October 19 2005

) Single Famlly homesltes

Before: gmntmg conservatwn easement -

-Recreatlon land-

After granting conservation easement

$2,398;000:00
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After Value:
Conservation Easement Granted
168.794 Acres

Value of Cons’ervation Easement -

(Difference)

Enhancement Value:
(Adjoining owner homesites)

Total Contribution
Inspecting Appfr;a_iser:
AppraiSér:

Report Type:

$422,000.00

$1,976,000.00
$ 175,000.00

$1,801,000.00

David R. Roberts, SRA

Pattie J. Tennille, MAL, SRA

Completc Self-Contained

Page 7 of 28
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ASSUMPTIONS AND LIMITING C'ONDITIO_N’S

This appraisal is subject to the following underlymg assumptrons and qualifying
.and limiting condmons r

1. This appraisal covers the property as. described in this repert, and the areas
and dimensions as shown herein are assumed to be correct.

2. The appraisers have made no survey of the property and assume no
responsibility in connection with such matters. Any sketch or identified survey of

the property included in this report is only for the purpose of assisting the reader in
visualizing the property :

3. Responsrble ow‘nershlp and competent management are assumed
4. No responsrbrllty-ls 'assumed;fo‘r- matters mvolvmg legal Or.'-tltle-consideration

5. The mformatmn 1dent1ﬁed in this report as beéing furmshed by -others is
believed to be rehable but no. re3p0n51b1]1ty for.its accuracy is assumed

6. Possessmn of this report ora copy thereof, does not carry with it the right of

publication, nor- may it be u.sed for any purpose by any but the client for whom it
was r_nade w1thout the consent of the appraisers or the client.

7. The appraisers are notprequi'_red to give testimony. or atténdance in court by
reason of this appraisal- uh‘less a'rran'gements have been made previously thereof.

8. The allocation of total value to land or to burldmgs as shown in this report is
.mvahdated if used separately in conjunotron with any other appra1sal

9. Unless otherW1se stated in: thrs Teport, the existence of hazardous substances,
: -mcludmg witheut- limitation asbestos, polychlonnated biphenyls, ‘petroleum
.lea.kage or. agncultural "ehermcals -which- may -or may not be present on- the
- property, or other envrronmental conditions, were not called to the attention of nor
did the appraiser; ‘become aware. of such {during the- appralser's mSpectron ‘The
-appraiser has no ‘knowledge of the. emstonce of such materials on or in the property
unless test indicates- such substanges or ‘conditions. If the. jpresence - of -such
substances such - as. asbestos, urea fonnaldehyde foarn msulatmn or other
'hazardous substances or- envxronmental conditions, may affect the value of the
property, the value ostlmated is predlcated on the assumption that there is no:such
‘condition on or in the property or-in.such proximity thereto that it would cause a
loss in value. No respoxis bility is-assumed for any such conditions, nor for any
expertise or engineering ‘knowledge requlred to dlSCOVCI’ them.
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10. The Americans with Disabilities Act (ADA) became effective January 26,
1992. T have not made a specific compliance survey or analysis of this property to
determine whether or not it is in conformity with the various detailed requirements
of the ADA. Inspection could reveal that the property is not in compliance with
one or more of the requirements of the act. If so, this fact could have a negative
effect upon the value of the property. Since I have no direct evidence relating to
this issue, I did not consider possible noncompliance with the requirements of
ADA in estimating the value of the property.

11. This appraisal assignment was not made, nor was the appraisal rendered on
the basis of a requested minimum valuation, specific valuation, or on an amount
that would result in approval of a loan.

12. The property was inspected on July 21, 2005 and September 29, 2005 by
David R. Roberts, SRA. Pattie J. Tennille, MAI, SRA did not physically inspect
the subject property. The effective date of the appraisal is November 1, 2005.

RESTRICTIONS UPON DISCLOSURE AND USE

- Disclosure.of the contents of this appraisal report is governed by the By-Laws and

Regulations of the Appraisal Institute.

Neither all nor any part of the contents of this report (especially any conclusions as

to value, the identity of the appraiser or the. firm - with which he or she is
connected, -or any reference to the Appraisal Institute,. or to ‘the MAI or SRA
designations) shall be disseminated to the public through advertising media, public. .
relations media, news media; sales media, or any other public’ means of
commuiication. without the prior. written consent or approval of the appraiser.
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DESCRIPTION OF THE SUBJECT PROPERTY

-PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of a charitable
contribution, due fo the granting of a conservation easement on a 168. 794-acre
land tract, located in Buncombe and McDowell Counties, North Carolina. The
appraisal report will estimate the before and after market value of the parcel. The
market value of the property prior to the granting of the conservation easement
- will be detcrmined by two analyses. The first analysis is the Sales Comparison
Approach to determine the value for the acrcage tract as-is. The second analysis is
the Subdivision Analysis for a proposed 12-site subdivision that could be placed
within the boundaries of the land parcel. The two values will be- reconciled, and -
the value for the property prior to the granting of the' conservation easement will
- be noted as the before value. Thie market value of the subject- property after the
conservation easement is granted is the value of the conservation easement land.
The' difference will be noted as the value of the conservation easement as of
November 1, 2005. The inspection date’.was - July 21, 2005 and September 29, -
2005. Enhancement value to adjoining owner property. because ofa positive value
contribution. by the subject conservation easement land will be determined, and -
enhancement value will be deducted from the total charitable contribution;

Market Value is the most probable price that a property should bring in a
competitive and open market under all conditions requisite to a fair sale; these
conditions assume -that the buyer and the seller will each act prudently and
knowledgeably, and that the price is not affected by tindue stimulus. Tmplicit in
this definition is the consummation of a sale as. of a SpeC1ﬁed date and the passing
of title: from seller to buyer under cond1t10ns whereby ‘
a) Buyer and seller are typrcally motlvated

b) Both pa.rtles are. well 1nformed or well advrsed and each actmg in what he or
- she considers-his or her best interest; :

- ¢) A rc‘asonable tim;e is allowed for eXpoSure _in:the':open market;

d) Payment is ' made in terms of cash-and US dollérs o orin: terms of. ﬁnancral
arrangements comparable thereto;

€) The price represents the normal consideration for the property sold unaffected

10
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by special or creative ﬁnancmg or sales concessions granted by anyone associated
w1th the sale.

(Source: Office of the Comptroller of thc Currency under 12 CFR, Part 34, Subpant C-Appraisals, 34.42 Definitions {f1.)

'The Internal Revenue Service definition of market value, which is also. considered
“the price at which the property would. change hands between a willing buyer

and a willing seller, neither being -under ‘any compulsion to buy or sell and both
having reasonable knowledge of relevant facts.”

(Source: IRS Section 1.170A-14 (1))

It is our conclusion that the hlghest and-best use of the property, prior to the
grantmg of the conservation easement, is the 12a31te subdivision. This' will be
noted as the before value. The subject proPerty will: be analyzed by both the Sales
‘Comparison Approach for the acreage parcel as a vacant tract of land and the.
Subdivision - Analysis Method for the 12-site  residential subd1v1sxon The
reconciliation will indicate that the hrghest and best use of the property is the
proposed residential subdivision. The value  of ‘the subJect propeity aﬁer a
conservation casement is granted will be: determined by the . Sales Companson
Approach for the acreage placed in the éaserent, The difference will be noted as
the value of the charitable contiibution, less any enhancerent to the adjoining
owner land because of the conservation easement land.

FUNCTION OF THE APPRAISAL

‘The appraisal is made for the mfor.mahons~:of Mr.j An Nadel of Laurel Mountam-.
Preserve, the owner of the property ep for &
-submission to the Internal Reveriue: Serv'
cortribution for- the: property: dus: Q- th
 appraisal will provide a market value. of
easement and the market value of the p "

value of the ct ,ntable contnbutxon The conservan—on' easement w111 ‘be- granied
'from the ownpry )prior to December 31, :2005. - No copy of the prehmmary
conservatlon e-' isément documents were prov1ded to the appralser

SCOPE OF THE APPRAISAL

“The subject propetty is'a 168, 7944acre tract of land that 1s‘to have a portlon of the
land placed in a conservation easement. restriction that limits development. The
purpese ofthis report is to prov1de a market valué of the conservation eagement.
The first part of this process-is to provide a market value. of the subject. property
prior to the granting of the eaSement for the: hrghest and best use of this land ‘"The

11
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site will be described more fully in the site description in the valuation of the
property before the easement. The second section of the report, valuing the
property after the easement is granted, utilizes vacant land tract sales, and also
considers enhancement due to the conservation easemént area adjoining other
owner land. The difference in these two values, the before and after the easement
value, is the value of the charitable contribution.

A value estimate for a property is typically based on the three generally accepted
approaches to value. These approaches are the Cost, Sales Comparison and
Income Approaches. In the case of the subject, which is vacant sites and land in
the before value, the Cost or Income Approaches to Value are not applicable. The

‘Subdivision Analysis Method and the Sales Comparison Approach to value will be
applied-to the subject property o provide an estimate of value. In estimating a

- market value for thie subject property after the easement is granted; the same

analysis for the conservation ¢agetment land will be utilized.

In researching this appraisal assignment, the appraiser used. both: primary and
secondary sources of infoimation. The courthouse, including the Registrar of
Deeds Office and the Tax Supervisor's Office, was used to find and verify various
pieces of information. - Local ‘brokers, local individual investors, and previous
appraisals were also consulted for information. Local economic development
studies were also consulted. '

 AREA ANALYSIS

Buncombe County. The subject property is located in Buncombe and McDowell
‘Counties, but for tax purposesand for market analysis is. considéred Buncombe
County property. ‘Only-a-smallpo aiiof the land is in McDow 1-County, and-the- _
property is. econoft ;affected most by Buricombe Counfy, and is a.growing
seat;and Buncombe Cotnty is located 60

5 miles east of Knoxville, TN, and 120
e is-approximately 200 miles northéast of

miles west of Charlotte
Atlanta, GA. -

Major highways in the .county include Interstate Highways 26 and: 40 -and US
Highway 19 and 74. Rail service is provided. to the county by Norfolk and
‘Soythern Railway. Thereare40 miotor freight cartiers and the Asheville Regional
Airport-has service by US Adr; U8 Air Express; Atlantic Southeast and Com-Air.
There are 22 daily flights. The average. teémpeératire is 55 ‘degrees Fahrenheit;
rainfall is 47.6 inches and.the average elevation in the county 2,165 feet.
Asheville is located in southwestern North Carolina in the Stokey Mountain/Blue
Ridge Mountaii chain and hias. sloping to steep terrain throughout the mountain.
country: Approximately 50% of the land in the county is steep-to. the point of
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being unusable. Major towns in the county include Asheville, the Biltmore
Commumty, Black Mountain, Fairview, Swannanoa, and Weaverville. Asheville

is the tenth largest city in North Carolina and the largest in western North
Carolina.

The populatlon in Buncombe County mcreased 12% from 1990 to 2000. The
county population: in 2000 was 206,330 persons. The largest center of population
is in the 25 to 40 years of age bracket for both males and females. Residential
growth and development has increased greatly in Buncombe County between 1996
and 2002, In 2004, total residential building permits issued totaled $30,000,000,
whmh mcluded 225 new re31dent1a1 permits.

empleyment
Fhe major mem

jor emp _Oyers in the county are MlSSlOIl Samt Joseph Health
mbe County Board of Education, Buncombe County
Markets, the City of Asheville, VA Hospital, the Grove Park
tmore Estate and Wine Company

' Bussmann
System, -the B
Govern_m_ent\

'unty 1s broad based: There are 21 elementary schools, six
“high: -schools in Buncombe County. The total student
S ”"‘proxxmately 31 000_ __Th“"re__, are 1, 800 teachers in

three bedroom home is $175 00 and for-a four bedroom home $325 000. Average
: : ) ncomibe County were: $650- ranked 19th in the state of 100

coumzles Pét-cap: ersonal incéme for year endmg 2004 was $29,500, 10" in the

13
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state. Median family income was $53,500, 30" in the state, and gross retail sales
for the 2004 was $950,000,000.

Recreational and cultural activities are vast. Asheville is the cultural center of
~western North Carolina with camping, _ﬁshmg, golf, hiking, white water rafting,
“and- rhountain climbing in the mountain region. Area attractions for recreation -
activities mclude the Biltmore Estate Winery, Thomas Wolfe Memorial, the North
Carolina Arboretum, Mount Mitchell State Park, Chimney Rock Park and Lake
Lure, the Asheville Community Theater, the Asheville Tourist Semi-Pro Baseball
Team, Blue Ridge Parkway, Pisgah National Forest, the Western North Carolina
Nature Center, the Asheville Civic Center, and numerous art galleries.
. Comnmmty facilities are also broad and include over 280 churches representmg
--all *rotestant faiths, and five Catholic Parishes, two Synagogues and two ‘Greek
~ Orthodox _urches Bllly Graham Center and Montreat Presbytenan Conférence
‘Center are ‘also located in the county "There are ‘90 hotels and motels with
.apprommatcly 8,000 rooms in the county, 30 bed and breakfasts with 200 rooms,
two regional malls, and seven libraries ‘with 8 branches. There are five hospitals
Wwith' ‘over 1,800 beds in the county and 18 nursing homes with over 1500 beds.
There are 700 doctors and 160 dentist in the county. Communications include
' '_gnd weekly newspapers, 12 radio stations, 4 televisions stations in the
arga; cablevision for the county, Bell South is'the major telephone service
er, 20 post: ofﬁces and all major compames represented in partial services.
"County has council and manager forms of government with elected
: "d-.appomted managers. The Buncombe - County Sheriff’s Department
npleys’ 300 persons. There are 200 fircfighters in the city.of Ashevillé and 1500
1S in the county. Buncombe County has 20 banks with 60 ‘branches, and
’_ ns with 10 branches. Utilities-are provided: by Carolina“ Light and
any, natural gas: by Public Service Company of North Carolina, and
- 'vculable in: the towns of. Blaok Mountam Ashevﬂle, and other :
S al d countyWIde ' '

combe County has not -been. as. adversely affected by the
’because of its lack of dependoncy on manufacturing, The
rate is much below the statewide average.’ Retaﬂ and residential - |
s _' 3], pment contmue to occur. The contmued mcrease in tourism and .
"v151tors to e area 'because of good- access, air service and the beauty of the area -
are the: major posmve economic factors af the present: time for- Buncombe County
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DESCRIPTION OF THE N EIGHBORHOOD

Within a community, there is a marked tendency toward the groupmg of land uses.
The areas devoted to these various uses are termed "physical neighborhoods."

Neighborhood use in this context is further deﬁned by the Appraisal Institute as
follows:

"A portion of a larger community, or an entire community, in which there is a
homogeneous grouping of inhabitants, buildings, or busincss enterprises.
Inhabitants of a neighborhood usually have a more than casual community of
interests and. similarity of economic level or cultural background. Neighborhood
: boundanes -may consist of well defined, natural or man-made barriers or they may

~ be, more or less, well defined by distinct change in land use or in the character of
- the m,habrtants " :

The subJect property is a portlon of the Laurel Mountain Preserve, a new
residential neighberhood located in rural” Buncombe County at its intersection with
.McDoweLl County, North Carolina. A small portion of the subject site, the exact
amount of which is unknown, approximately 10 acres; is located in McDowell
Courlty The subJect property has the majority of the land located in Buncombe
: County, and is located at the end of Bird Creek Estates Road a private graveled
road off Old Fort Road in eastern Buncombe County in the Broad River
Townshxp ‘The property has a physncal address of Laureél Mountain Preserve, Bird
‘Creek Estates Road, Black. Mountam Buncombe County, North Carolina. The
propetty is located approximately 8 miles south of Black Mountain, 5.miles east of
‘the ‘Fairview Community, and is apprommately 15 miles east of downtown
_'-Ashevﬂle ‘North Carolina. The: sub_;ect site is located- approxrmately 8 miles south
Interstate nghway 40 -at its ‘intersection - with NC: nghway 9 in-the ‘Black
'M@ _’tam Commumty of eastern luncombe County, "North" Carolina., . Laurel
tain Preserve is in a rural: nerghborhood with: sloplng to steep terrain, typical
of the: mountain’ region, with no- county water or Sewer offered Laurel Mountam
Preser_ve is. a planned resrdentlal oommumty wuh 10 acre plus homesrtes that

to all: of these locatlons and 1s also very convement to Interstate nghway 40,
Several néw residential communities have doveloped in ‘the immediate market
area, and will be noted. in- both: ‘the- absorptlon analysm and the homesite sales
utlhzed in the Subdivision Analysis. -The Rlue Rldge Mountalns of North
Carolma have experiénced heavy growth and development on large acreage tracts

17
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similar to the subject site for residential development over the past five-year
period. Although remote in feel, the site is very convenient and is a prime
development tract. The neighborhood is a8 good location for residential ‘resort
development as will be indicated by the similar market comparables utilized in the
Subdivision Analysis. The site is taxed by Buncombe and McDowell Counties,
has a small firc tax, and is in no municipal area. It is not provided water and sewer
by any municipality. Homeowners will be required to install private wells and
septic systems. Graveled road access to any neighborhood would be permissible
with sites over 10 acres in size, which will be the case of the subject property. No
zoning is in cffect for either Buncombe or McDowell County, with subdivision
restrictions not applying to any residential homesites larger than 10 acres in any
subdivision of a land tract. This is the case of the proposed subject neighborhood.
Considering access, location and privacy, the subject site IS ina prlme location for
residential growth and development.

18
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ZONING

There is no countywrde zoning in effect in erthcr Buncombe or McDowell County
that would affect the subject property. Subdivision regulanons indicate any sites
larger than 10 acres do not need county approval, and also would allow for
graveled streets. - The proposed 12 site subdivision within the boundaries of the
168.794 acres is an allowable use of the subject property.

TAXES

The subject property is located in both Buncombe and McDowell County.
However, the -small portion of land in McDowell: County is not taxed by
McDowell: County, but is noted as a portion of the property in Buncombe County.
The onc homesite in the proposcd subdivision is located above the county line in
the subdivision: plan but is included in the assessment of the Buncombe property
Therefore, Buncombe County taxes will only be noted for the subject site. The
parcel is currently identified as tax parcel 0637-00-81-0433 in the Buncombe
County Tax Assessors Office as Laurel Mountain Preserve. It is noted as an
aereage tract contammg a total of 372.43 acres for the. entire parcel of which the
subject property is a portron The land currently “has an assessed value of
$670,400. To determine a value for the 12 homesites that are all 10 acres or
- above, the followmg tax comparables will indicate probable valucs for the subJect
property. The current tax rate for Buncombe County is $.59 per $100 for 2005,

- with a-$.07 per $100 fire tax additional for total tax assessment of $.66 per $100
value. The following are similar tax comparables in ‘the market area to indicate
probable tax valies for the homcsrtes

Site - - | . , .~ TaxVale

Lot24 Hi "h_Cllffs . $250,000
Lot 19 High Cli . ' $400,000
Lot 13 Drovers Road PreserVe $150,000
Lot 11 Drovers Road Preserve $125,000
Lot ~16 Drovers Road Preserve ' - $250,000-

~All the tax comparables are in the immediate sub]ect market area, and are larger
homesites. This indicates. probablc annual tax values for the. subject sites all 10
acres plus in: s1Zc of $200,000 each. The probable annual taxes are as’ follows

$200,000: probable annual tax value x $.66 per $100 value tax rate = $l 320 annual
taxes

A tax map for the subject land parcel is included on the following page.
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Buncombe County, North Carolina

This map has been developed for use by the tax
assessment process, and is not of survey quality.

This property map is not a survey and
should NOT be used as a survey.

) Grid Is based on the North Carohna State Plane Coordinate System
North 1927 North American datum

7/21/2005 4:26 pm

One'Parcel Seiected

Towiiship: 28 . : ' Desd Date: 12 /082003
PinNuriber : 0637- 00 -71-9489 Désd. Book\Page‘ '3487 /6009

Owner: ' LAUREL MOUNTAIN PRESERVE LLC : Plat BookiPage::0080 / 0062

Accaunt: 00184578 Tax Value: $0
Sitys Address: 19999  OLD FORT RD Total:Market Valye: C80
" Acreage: ) 358.75 To.tal.Apprz:aisedAanlue: » $0

22




Case 8:09-cv-00087-RAL-TBM  Document 237-3  Filed 11/23/2009  Page 19 of 28

HISTORY OF THE SUBJECT PROPERTY

The subject property is a 168.794-acre portion of a total 448 3-acre tract of land
that was acquired by the current owners, Laurel Mountain Preserve, LLC on
December 4, 2003. The property is located in both Buncombe and McDowell
Counties, North Carolina, with only a small portion of the property, apprommate]y'
44 acres, in' McDowell County. The property was acquired in both counties from
Ecohab Development Company, LLC, with the Buncombe County recording in
Deed Book 3487, Page 9 and the McDowell County recording in Deed Book 762,
Page 157 in the Register of Deeds Office for both counties. Deed stamps recorded
in Buncombe County indicate a purchase price for the property confirmed by: the

~ buyer of $2,035,000 for the entire 448.3-acre tract of land located in both £on -
The property was acquiréd by Ecohab DcveIOpment Company, LLC from: i

- .and Tristen Green on April 10, 2001. This transaction is recorded in: Dcod Boek -

2457, Page 726 in Buncombe County, North Carolma and in’ Deed: Book 641

' Page 258 in McDowell County, North Carolina. Deed stamps mdlcate a:total

- purchase price of $950,000 for the property on this date. Also acquired: by Ecohab.
Development Company, LLC from Betty C. and David West was. ‘Let 101 of
adjoining Bird Creek Estates on May 23, 2001. This transaction is recorded in
Deed Book 2500, Page 532 in the Buncombe County Register of Deeds Office.
Deed stamps indicate a purchase price for this section of the property of $31 500.
A copy of the most recent legal descriptions for the subject property is located on
the following pages.
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46 ut Page 163 Buncombe county Regisu'y, refetcnce to Whlch 18 madcsfo_ a-n@c ‘

) Buncombc County Reg:stry and: Deed Hook 641 nnPage 258; McDowell County Regls ¥
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Morkrrow 1709-00252902

BOOK 3487
PAGES 9- 10

Buncombe Oounty

Rooordnd lzlee/éana 81:31:05pm
0009-60252002 1 of 2 PAges

-Exolse Tdéx: $4,067.09

0tto W. DeBruhl, Registér of Deeds

Excisc Tax$4,061.00. ~ Do NOT write above this line, Recording: Time, Book and Page

NORTH CAROLINA GENERAL WARRANTY DEED

,ent preparcd by: Wilder Wndford, At!ornuy»al an Re turn to H Qée l')'el:u‘vv -

$cript 1 the Index:

_ - 2003 by a0 bctwecn Grintor and Grantee:
propriat k for eac Name, i¢ ‘,,enunty'mk and:if. ‘pj)roprlnle entty (Le,
» pafinership). The designation Grantor i Grantee &y used hercin shall include i all piarties; .
y mﬁ lsalgnl nnd shall include cln;-hr, plnnl m-cnllne, l‘em!nine or néuter-as

1668 Ma .
Transfer of Ownerslup: ot 8- yeluabl & by Gmneo, thc Yepeipt ofwluch is hercby
ackuio W]edg_:d.' .convcﬁ to Gmnbec-ii;.fc -Ehifple. ko Pre 3 ’cd bciow .-
Prapeity: Clty of N\
Township of NO. 28 Com:ty of:
County of __MLL North Clmhna

This propoity wes scquired by Grahior'by an init 'eht eEo
‘A map showing the property is recorded in Plat Book . )
The. legn.l description of the Property is:

descnptlon.

REFERENCE is:- made to Dced Book' 2457 at Page 736 andDeed Book 2500 ak: Pag 532,

TOGETHER WITH AND SUBJEC’I‘ TO cascmoms, rcstnchons nnd nghts of way of record. -

. Commued on. Pga' 2' '
After recotding: mall tn: (Box-8Y) (JER). ~

Idasitifier-No,

Jokin R'Rise 03-5243 Pme .
Attorney at Law Varified By : County
P, 0.-Box 7436; On the Day of 2003
Ashcvule, NE 28&02 ’By

Page-T-of 2
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32 of 2)
. : ' 2

Continned from Page 1

TO HAVE AND TO HOLD the said Property and all privileges and ppur
fee simple. ’ R T

Fromises by Grantor: Grantor promiscs (covenants) with Grantce, that Grantor has title to the Property in fec
simple; has the right to convey the title in fos simiplo; that the tide is roarketable and free and cledr of all licns and
cocumbrances (i.c. martgages and judgenicnts), and Grantor will warrant and defond the tile against the lawful
claims of all pexsons; except for tho following exceptions:

: (rights) beloriging to Grantee, in

TOGETHER WITH AND SUBJECT TO easements, restrictions, rights of way of record and
valsgem taxes for 2003.. R C :

Yés: G ﬁ_t&_)i,’ ’hﬁs:ilulyié*cﬁuted;tixe’ foregoing instruraent, aj of the day and year first whittin above. -

CEmdy Individinal
h ly,:-_\ L . . . V .

(SEAL} --

. .(SHAE). -
_(smAL)

Name:

By: -

(SEAL)
Title:

(SEAL)
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Book 762 Page 157

_ 2003020614
gm £o, NC PER $17.00 -

10 TARLE COTIRATTON
= 00 10425

Pu:rloh l n..l
Y- l?k

'-'EPG 157 158

Excise Tax 30 Do NOT witte above this lirc. . Recording: Tim¢, Book and Page

NORTH CAROL]NA GENERAL WARRANTY DEED

] norney athw (Rer.um to See belw)

. be'kwccn Grantur and Gnmec
dress; nty. State.and if approprhtc entity (e

n_mm and Granfée s tised hereig shall include all parties,

h‘fncl-dn dngul:r, ylunl mas:u.m:e, fomihine or neuter.as

Grantnr Ecorw; DEVELOPMENT COMPANY TiC

'Grai\tec:_ ' LAUREL MOUNT AWPRESERVE, l;LC )

en} xeoorded in Book Pnge —
. Page L County

mhevﬂle, NC zssu“z

BY s
Page 1 0f2
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Book 762 Page 158

Continued from Page 1

CRP 762 158

TO HAVE AND TO HOLD thie said Property and all  privileges end nppuncmnncs (rights) belonging to Grantce, in
fec simple.
Proyelses by Grantor: Grantor p ‘s (cove ) with G , that Grantor bas title to the Property in fee

) simple; bas the right to convay tha title in fea ximple, that the titls i u marketable and free and clear of all liens gnd
encumbrances (i.e. mortgages and judgements), and Grantor will warrant and defend the title against the lawfal
claims of all persons, except for tha following exceptions:

TOGETHER WI”I’H AND SUBJECT TO easements, restrictions, rights of way of record and
»‘ : ad valorcm taxes for 2003

turcs Grintyr has duly e)wcuted me foregoing ingtrament, 85 of the dny lnd year first written abuvc
lndlvidul!

_(SEAL)

(SEBAL) .

(SEAL)

(SEAL)

By . . g - . o —_(SEAL)

Title: i ' (SEAL)

. S !N'DIVIDUAL )
- STATE:OF . COUNTY OF
Ta Noizry Public ofthc Counity and Stato aforesaid mmfy that _

Cvm.ntor pctsonnlly camcbefom me t.bls dny and acdmowledged the execution of thc foregoing
m,mnnem. Witness oy hznd and Qlﬁcml stamp aor seal., tMs day of ; 2003.
My, Comittiission Hx| : .- Notary Public

1s/8xe ocptit i et qnélhiscomﬁcne mdulyxegmued unhc dalc nndmne nnd mthe
»B k ‘end: Bage;ShaWn onthe; ﬁm puge herest,

°° M o R’BGISTER OF-DEEDS FOR e COUNTY
'.-B&: R .v i . -_ Deputy/A‘uﬁ;hthgglstﬁnfDeeda
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Book 762 Page 158.002

Patiicia A. Reel '
Repister of Deeds McDowell County

Register of Deeds

21 South Main Street, Suite A * Marion, NORTH CAROLINA 28752
Telephone 828652-4727 . Fax 828-652 1537 + E-Mail regist dowell.main.nc.us

s

‘O*‘tia.'l.ﬁi'.t..!lﬁ...!."'..lQtt."'."ll....*"'i...i'l..I'..".ﬁﬁ""'.'i.‘..
Filed For Rugistration: 12/09/2003

Book: CRP 762 Yage: 157-158
Document No.: 2003020614
DEED 2 PGE8 0,00

Rceotd.ez. JANE B MCGER

ri!.‘i..tltil'..ibi.tﬁtii‘v'tt't'bn't'..'t""."t'lQ'tlti'.(itnh.htit“\Q'itt'ﬂ
I’.ata of North t:ax-ounu, coum:y of Modowall

he; to.n:g\nnq ce:titicm:n of ELIZABRTR B QLIVER Notary (ias). Publid is{are) certified to be correat this 09TH of
zcmn 2003 ) . :

ATRICTA: AL RELL, -REGISTRR OF DEEDS

QGIQQQI..“.'Q"‘AQ‘tﬁl'ii.‘ut.'i- Q't..ti".it.'thbﬁtotﬂthl.QO'..&'.!‘!...‘!".. e

DO NOT RWVE! .
his cartig‘it:abton uhast is a vitad part of your" muur:déd dogisont. Ploasa retain with original domuunt and aubait |
hen :a-mdordﬂnq .
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DESCRIPTION AND VALUATION OF THE PROPERTY BEFORE
CONSERVATION EASEMENT

SITE DESCRIPTION

The subject property is'a 168.794-acre portion .of the Laure] Mountam Preserve
land that has the followmg physical characteristics:

Location: The subject site is located on the eastern boundary of
Laurel Mountain Preserve property at the end of Bird
- Creek Estates Drive, the private graveled road access to
the -subject property. The property is located in
_ "Buncombe and McDowell Countles at the county
‘boundary, with only a small’ portlon of the -land in
McDowell County The property has a phys1cal address
of Bird Creek Estates Road, Black Mountain, North
“Carolina. The property is w1th1n the- boundaries of
‘Laurel Mountain Preserve, a total 448.3-acre land tract,
the remaining area of wlnch is being developed into

res1dent1al homes1tes

Size, Shape

And Dimensions: A survey of the subject tract follows this site description,
: a -and 4 site plan for the 168. 794 acres of land. The tract is
1rregular in shape with access. from. Bird Creek Estates
Road:and existing graveled roads from adjommg Laurel
_Mountam, Preserve. The tract of land is located on the
: eastern boundary of Laurel Mountam Preserve land, and

of Lautel Mountain. Preserve is Tocated following this
site.,descmptlon The sites ‘are all. 10 acres plus in size

~ and‘have sloping to steep topography Six of the sites.
are average. interior lots with some views, and six of the
sites:are Jong:range view: Jots. A copy of the subdivision
plan follows th1s site description. :
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Soil: The soil type common to the North Carolina mountains

’ is loam. There appears to be no soil or subsoil
conditions, which would adversely affect the value. See
Limiting Condition Number 9 in the beginning of this
appraisal report.

Access: Access to the subject property is from Bird Creek
' Estates Road, a private graveled road with deeded right-
of-way to the subject site off Old Fort Road, which is a
- public paved street. To provide access to the proposed
12 homesites w1thm the boundaries of the property,
gravel road constructlon would be necessary. Trantham
and Son Gradmg Company, providing construction in
-adjoining Laurel Mountain- Preserve, has provided an
- estimate of road costs at $80 per linear foot for 5,000
linear feet of graveled streets: Utilities would be run
‘along these roadways at an-additional’ cost of $10 per
linear feet, which would be a total cost of $90 per linear
feet of utilities and roads at 5 ,000 linear feet Thisa total
© cost of $450,000.

Utilities: . *Ut111t1es available to the site include public electricity,
’ telephone and cablevision. Each site would require a
private well and septic system with no countywide water
- or. sewer available in Buncombe County, North
. Carolina. The cost. of installation of the utilities was -
. also provided and w111 be: dlscussed n. the subd1v1smn .
. 'f:‘amalysm ' S S L

. Topography: - . 'Typlcal of the mountam reglon the subject tract is
o ' sloping to steep with the steepest terrain on the
" northwestern site boundary, however access could be
provided from the intetior of the site along. the graveled
.roads. The eastern site boundary,- ~which is also sloping
to- steep.is not utilized for residential use but is left as
‘open ‘space. The- topography of ‘the tract: with 10 acre -
plus homesites is well utlhzed by the proposed
‘subdivision plan

-Flood Zone: The subject property is not in a hazardous flood zone
and can be found on FIRM Flood Map 37021C0360C
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for Buncombe County, North Carolina dated May 6,
1996. A copy of this map follows the site description.

Site Improvements: Site improvements will consist of 5,000 linear feet of
graveled streets, and underground utilities along the
roadways. A small amount of signage and landscaping
will also be necessary.

The following page contains a survey sketch of the property, a subdivision plan
and a flood map.
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