Town of Indian Trail, NC
P.O. Box 2430
Indian Trail, North Carolina 28079
Telephone (704) 821-5401
PLANNING AND NEIGHBORHOOD SERVICES DEPARTMENT

Special Use Permit Staff Report

Case: SUP 2016-004 Special Use Permit

Reference Name Black Label Tattoo Parlor

Proposed Use Tattoo Parlor

Existing Zoning | Regional Business District (RBD)

Existing Site

. Existing Use Suite within existing shopping center
Characteristics Site Acreage 1.84 acres (shopping ctr.)
Applicant Bryan Taylor; Business Owner
Submittal Date June 28, 2016
Location 14015 East Independence (Indian Trail Village Shopping Center)
Tax Map Number(s) | 07-069-112
. .. | Designation US 74 Corridor West
Plan Consistency Town of Indian Trail Consistent with
Land Use Map Yes
Request

Project Summary

The applicant is requesting a Special Use Permit (SUP) to authorize a tattoo parlor and body
piercing establishment at 14015 East Independence. The location consists of an existing suite
within the Indian Trail Village multi-tenant shopping center built in 1998.

Section 520.020(G) of the Unified Development Ordinance (UDO) requires Special Use Permit
approval prior to the applicant establishing this type of service, and specifies it must located at
least 500 feet from any school.

Analysis

Proposed Land Use

The subject property consists of an existing shopping center with approx. eleven commercial
suites (see photo below). The zoning is Regional Business District (RBD). This zoning
classification is intended for a wide variety of retail goods and services with direct access to
major transportation routes. The applicant has submitted a Special Use Permit (SUP) application
complete with a Letter of Intent and real estate appraisal. The applicant plans to utilize a 1,200
sg. ft. suite in the existing shopping center on Highway 74 for a tattoo parlor that also offers
body piercing services.




Indian Trail Village Shopping Center

Proposed Site
The parcel consists of 1.84 acres of land with approximately 340 feet of road frontage along US

74. There are two driveways that provide right-in, right-out access to the site. The existing
building is approximately 18,500 sg. ft. in size with approximately 72 paved parking stalls in
front. Parking requirements for tattoo parlors are 1-stall required for each 250 sq. ft. of building
area, which is equivalent to retail and office parking requirements. The front, rear, and side yards
are grassed with limited landscaping. There is a common trash receptacle located on the
southeastern side of the property.

The plan includes an interior upfit of a suite in the existing 18,500 sq. ft. shopping center. The
proposed tattoo parlor would operate as follows based on the applicant’s Letter of Intent:

= Hours of Operation: Open Six Days Per Week from 12:00 p.m. to 9:00 p.m. unless an
appointment is scheduled

Tattoo: Primary focus of business

Body Piercing: Secondary focus of business

Retail Sales: Retail sales of body piercing jewelry, clothing, and related items.
Number of Employees: 4 employees (initially)

The Indian Trail Village Shopping Center includes a variety of commercial tenants including a
hair and nail salon, E-cigarette store, mattress store, wellness center, game store, art/dance
studio, restaurant, contract DMV office, home remodeling center, and the Union Preparatory
Academy temporary administrative offices. The Union Preparatory lease terminates August 31,
2016. The applicant anticipates locating within the existing Everyday Vapes suite (Suite B).

Site and Adjacent Land Uses

The subject property is located within a multitenant shopping center on US-74 that is
predominately developed with relatively intense commercial business. The Boulevard Heights
neighborhood is located to the rear of the subject property and is separated from the building by
the 60-ft wide unopened June Drive ROW. Map 1 and its associated table below will provide a
visual overview of the site relative to surrounding uses.



Map 1 — Site Location

Map Key Business Name

Kentucky Fried Chicken

Valvoline Instant Oil Change

Carolina Car Care

Advance Auto Parts

Value Outlet and The Crystal Shop

Caliber Collision (recently constructed)
Dolphin Pools and Other Derelict Buildings
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The surrounding zoning on three sides (front and sides) is Regional Business District (RBD).
The Boulevard Heights community is located to the rear and is separated from the commercial
center by the 60-wide unopened June Drive ROW. The residential area is zoned Single Family
Residential-1 (SF-1). Map 2 below will provide a visual zoning overview.

Tattoo parlor uses are required to be a minimum 500-ft away from schools. The closest school to
this location is the Metrolina Christian Academy located at 732 Indian Trail-Fairview Road. The
school facility is located more than 500-ft from the proposed tattoo parlor and therefore satisfies
the UDO Chapter 520 separation requirement.

Commercial




Real Estate Appraisal Report (Attachment 2)

The Town requires s real estate appraisal report to be submitted as part of the SUP submittal
(UDO Section 360.010). The purpose is to determine whether or not there will be a substantial
negative impact on neighboring property values as a result of the proposed use. The applicant has
submitted such a report as part of his application prepared by Morrison Appraisal, Inc. The
findings in the report state the operation of a tattoo parlor will not substantially injure the value
of the abutting or adjoining residential and commercial properties.

State Requlations

The NC General Statutes provides guidance regarding the operation of tattoo parlors. Tattoos
may not be made on persons under the age of 18. For establishments that offer body piercing
services, persons under the age of 18 may only have their ears pierced unless they have prior
consent of a parent or guardian. The North Carolina Administrative Code (15A NCAC
18A.3200) establishes rules regulating the construction, operational, and sanitation practices of
tattoo parlors to ensure services are provided in a safe and effective manner. The Union County
Environmental Health Department administers these requirements and will conduct physical
inspections to ensure compliance. Licenses will be required for each individual tattoo artist.

Outside Agency Comments
Comments were received from the following Agencies:

= Union County Sheriff’s Office: No comments.

= Union County Fire Marshal: No comments

= Union County Environmental Health: Environmental Health will conduct inspections
to ensure health guidelines are met and will require licenses for each artist.

Comprehensive Plan Consistency

The subject property is located within the US 74 West Corridor of the Comprehensive Plan. The
subject property is designated for mixed use development. Based on analysis of this use, staff is
of the opinion that the proposed use is consistent with the intent of this corridor as follows:

= Land Use and Housing Goal 1 and Economic Development Goal 1: The subject
property is located within an existing shopping center which is occupied by a variety of
commercial uses. Properly conditioned, the proposed use is appropriate for this location
in that its operational characteristics are similar to other commercial use within the US 74
West Corridor and impacts to adjacent commercial and residential uses are anticipated to
be minimal. The addition of a new business establishment will also help further create a
more balanced tax base and expand employment opportunities.

Under UDO Section 360.080, the Board of Adjustment, when considering whether to approve an
application for a special use permit, shall review and evaluate the following:

1. Whether the application is complete.
a. Staff is of the opinion that the application for SUP2016-004 is complete.

2. The Board will consider whether the application complies with all of the applicable
requirements of this ordinance.
a. As per the stated conditions of this special use permit, staff is of the opinion that
SUP 2016-004 is in compliance with the requirements set forth by the Unified
Development Ordinance (UDO).




3. If the Board of Adjustment concludes that all such requirements are met, it will
issue the permit unless it adopts a motion to deny the application for one or more of
the reasons set forth in UDO Section 360.030. Such a motion will propose specific
findings, based upon the evidence submitted, justifying such a conclusion.

Under UDO Section 360.030, the Board of Adjustment must make these required considerations
of public health, safety, and welfare. The Board of Adjustment’s authority in the review of this
Special Use Permit application is broad and the Board may approve with conditions if it
concludes, based upon the information submitted at the hearing, that the proposed development
will:

Not materially endanger the public health or safety; and

Not substantially injure the value of adjoining or abutting property; and

Be in harmony with the area in which it is to be located; and

Be in general conformity with the Town of Indian Trail Comprehensive Plan and
other adopted plans.
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If one of these findings cannot be made, then the Board must move to deny the Special Use
Permit request, stating for the record why the Board has decided to do so.

Recommendation

If the Board is of the opinion that the above required findings can be made to approve the
project, staff recommends the site be subject to the following conditions, along with the Board’s
approval of the special use permit:

1. The use shall operate in compliance with all State of North Carolina, Union County, and
Town of Indian Trail requirements for tattoo parlors and body piercing establishments.

2. The applicant shall provide the Town with a copy of the Union County Environmental

Health Department license for each employee prior to commencing business operations.

No alcohol is to be served or consumed on site.

4. Body piercing shall be limited to the following areas of the body: head, torso/abdomen
area, arms and legs. Piercing of the groin or genital areas of the body is prohibited.

5. Any failure to meet these conditions shall be grounds to revoke Special Use Permit and
cease of business operations.
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Attachment 1 — Application with Letter of Intent
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Staff Contact
Rox Burhans
Planning Director



ATTACHMENT 1
Application with Letter of Intent




SPECIAL USE PERMIT

APPLICATION 2-000709
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Planning & Neighborhood Services
PO Box 2430
Indian Trail, NC 28079
Telephone (704) 821-5401
Fax (704) 821-9045

ONLY COMPLETE APPLICATIONS ACCEPTED

Processing Fee $300.00 for Major Home Occupation, $400 for Non-Residential Use
+ $100 for Engincering Review for Commercial Plans
Notification Fee $2.50 per notice
Notices sent to all property owners within 400 feet of subject property

** A TECHNOLOGY FEE, 10% OF ALL APPLICABLE FEES, WILL BE APPLIED TO THE TOTAL

FEE.**
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SPw.CTAL USE PERMIT APPLICAT: _N
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Submittal Requirements
s Completed Application
Notarized signatures of applicant and property owner
Letter of Intent
Articles of Incorporation, Certificate of Incorporation, Articles of Organization, Corporate Charter, or
similar (unless applicant is an individual)
%pies of Concept Plan (including a digital copy)
Statement of Justification (used to determine if Findings of Fact can be made at public hearing)
Statement of Appraisal (8 hard copies and 1 digital)
Fees associated with review
A TECHNOLOGY FEE, 10% OF ALL APPLICABLE FEES, WILL BE APPLIED TO THE TOTAL FEE.

General Information
Project Address {4015 {ndepen dence Bivd

City [ndign Vrad state NC  zip 290719
Tax Parcel ID G O 2672 Zoning Designation E,\E ED

Total Acres ‘ ,83) Impervious Area

Project Description

Contact Information — Applicant N
Contact Name ,P)N{Q‘:’\, Chrisvophec T(l U\\ Dr—

Company Name _Dlac ki Label Toldtwro O PO

Address . HLO Tomberiin (AD

City Mp 06 State N O Zip 79\ O
Phone 704 G989 2e8Y P

Email Plotart(0@qmon 1.com

Contact Information — Property Owner
Contact Name Ag%z& Evee~ - un 1 FPE%"C QF_BCK‘K TN

Reent  [Ror mrmds Teaw P=Vatopmeny, b
Address S L= 4l gL AUE  STE
City SRR State pe. Zip 2% \o
Phone O 2% Bl Fax  Jod 2% 735
Email e red U\Sa\é\’rperr»\ceu Wy L Va S
SN { \ \ { J0-28-16 P0T.52 (M




SE..CIAL USE PERMIT APPLICAT. N
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Statement of Justification:
Please fill out this form or provide attached documentation as needed

For each item, please specify as to how each required finding can be met and satisfied:

1. That the use will not endanger the public health and safety )
The USE meets “cile SELEyOAipy Lrovn Ay SChao ). f-\\\ aytists
L _be [icensed thyodgh Ahe State ~p be abva e ol
The udse 13 reclatad J by tho _forth Conline, e ot toaent
of Heq [dn Al hyroe Seryicec UV“)H;”Y"‘-:LI?\(L‘- (e r“nV'(l'f"“_IlVlﬂ
+Q+"€"r‘)ﬁ '.Ylﬁ C_féA ’N("/.’}C JEA. By Dh;) Co E‘I‘)f\}p A&-}*‘-‘gﬂﬁ !I:P'Fqﬁi _J

2. That the use will not injure the value of adjoining or abutting property (a statement from a certified
appraiser may be required to show this)

5S¢ Alarcned

3. That the use will be in harmony with the area in which it is located :
ﬁ&f‘&iu’\ﬂ s Ad £a rj(]“’{‘(“?'.s The bl‘l( id RYavaN [S /?S(” IE‘_“{""@(J fy\ & iz\T—_'il‘Li’
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Fo H\«@ nﬁaﬁfa\gg.-ﬁ,-\g’zr?? bezing <=,‘.=?=«F3“§_J !

4. That the use will be in conformity with the Comprehensive Plan, Thoroughfare Plan, or other plan
officially adopted by the Town Council .
1 have réad 4he Appcapcnte nlan < AN aCf yey conbnrwily
With fnew . A | N
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SPLUTAL USE PERMIT APPLICAT: _
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Applicant’s Certification

Signature ﬁ? / Date é/ 27, / / 6

Printed Name/Title é” dan (/‘i' ! G U IOY/ / (E£D
Signature of
thr;ry PubthéﬁJ Wdf‘é Date & -3 1~/ Cﬂ

‘ Notary Seal

' e N&\ CLOGLRAATH O 0_‘{5{)\&3 W -t 3030
Property Owner S Certlficatmn

Signature Date é / 7/6

Printed Name/Title g_:sw-: ‘_—P.;-_-_EQJ—,/ / A@’gw 7

Signature of
Notary Public

Notary Sedl

"n.\,\{ LD oN @tpived M - Q00

TOWN OF INDIAN TRAIL OFFICE USE ONLY

CASENUMBER: S0P Yol 0oit

DATE RECEIVED:  Glidgl it AMOUNT OF FEE: 3 S\ ¢ 0

// -
RECEIVED BY: Q\M% RECEIPT #:




Letter of Intent

Black Label Tattoo Company will be offering professional Tattoo and Body
Piercing services. We will also be offering body jewelry and tattoo after care
products. We may also offer various shirts and hats on limited bases from our
suppliers. Our office hours will be from Noon-9pm 6 days a week and our artists
will be available around the clock if an appointment is made. Our initial
employee count will be 4 with expectations to double that number as the
business grows. We will be taking over the Everyday Vapes space which would
be Suite B in the 14015 East Independence BLVD building.

At this time we have not incorporated our business. We are working on it and
hope to file the incorporation documents sometime this week or early next
week.




ATTACHMENT 2
Real Estate Appraisal
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Morrison Appraisal, Inc.

IMPACT STUDY OF A
RETAIL BUILDING

BRYAN TAYLOR

14015 East Independence Boulevard
Indian Trail, NC 28079

As of:
June 23, 2016

Date of Report:
June 24, 2016

For:
Town of Indian Trail

By:
Rob Morrison, Appraiser
613 Euclid Street
Monroe, North Carolina 28110

Morrison Appraisal, Inc. 1
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Morrison Appraisal, Inc.

613 Euclid St

Monroe, NC 28110

704-283-2286

704-283-8989 fax
morrisonappraisal@carolina.rr.com

June 24, 2016

Planning Dept.

Town of Indian Trail
P.O. Box 2430

Indian Trail, NC 28079

Dear Sir or Madam:

As requested, [ have studied the property located at 14015 East Independence Boulevard in Indian
Trail, NC. The property was inspected on June 23, 2016. The property consists of 1.837 acres of
land and a retail building. The property is owned by Indian Trail Development. Bryan Taylor
wants to use one unit in the building for a tattoo business. The use of the site for a tattoo business
requires a special use permit.

Based on the information gathered, it is my opinion that the use of the property for a tattoo business
will not substantially injure the value of the abutting or adjoining properties.

If you have any questions please let me know.

Sincerely,

(07

Rob Morrison

Morrison Appraisal, Inc. 2




IMPORTANT FACTS AND CONCLUSIONS
INTRODUCTION

PURPOSE OF THE LAND UTILIZATION STUDY
EFFECTIVE DATE OF THE STUDY
SCOPE OF THE APPRAISAL

TAXES AND ASSESSMENTS

HISTORY OF PROPERTY

UNION COUNTY DATA
NEIGHBORHOOD

SITE

ZONING

IMPROVEMENTS

HIGHEST AND BEST USE
SURROUNDING PROPERITES

THE EFFECT ON ADJOINING PROPERTY

Morrison Appraisal, Inc.
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IMPORTANT FACTS AND CONCLUSIONS

Property Location

Owner

Person Requesting Study
Date of Study

Property Rights

Zoning

Map reference

Legal Description

Land area

Description of Improvements

Requested Use

Morrison Appraisal, Inc.

Tyson Rd %7\

14015 East Independence Boulevard
Indian Trail, NC 28079
Indian Trail Development
Bryan Taylor

June 23, 2016

Fee simple

RBD

07-084-262

Book 1340 Page 791
1.837 acres

Retail Building

Tattoo Business




INTRODUCTION

The property being studied is a portion of a 17,000 sq. ft. retail building that is located on a 1.837
acre parcel that is located on East Independence Boulevard in Indian Trail, NC. Indian Trail
Development owns the property and the property can be identified as tax parcel 07-084-262.
Bryan Taylor plans to use one unit of the building for a tattoo business. The use of the site for a

tattoo business requires a special use permit from the Town of Indian Trail.

PURPOSE OF THE LAND UTILIZATION STUDY

The purpose of this study is to meet the requirements of the Town of Indian Trail for a tattoo
business on East Independence Boulevard in Indian Trail. The report will address: “The use will

not substantially injure the value of the adjoining or abutting property.”

EFFECTIVE DATE OF THE STUDY

The effective date of this study is June 23, 2016, which is the date of the inspection. The date of

the report is June 24, 2016.

SCOPE OF THE APPRAISAL

The scope of the study includes an inspection of the subject property and observation of the

surrounding area.

The scope of the study also includes gathering local and regional information on the subject

property. Information such as property values, growth rates, supply & demand, etc. is gathered.

Morrison Appraisal, Inc. 5




Rent and sales adjoining properties where tattoo businesses are located are compared to rents and
sales in the area that are not influenced by the presence of similar facilities. The analysis will help
determine the impact of the planned project on the surrounding area. The search area was expanded

in order to find similar facilities.

The impact study is provided in a report.

TAXES AND ASSESSMENTS

The subject is a portion of a 17,000 sq. ft. building that is currently valued for tax purposes by the
Union County Tax Assessor’s Office. The subject has a tax value of $2,385,500. The tax rate is

$.7614 per hundred for the county and $.185 for the Town of Indian Trail.

HISTORY OF PROPERTY

The current owner has owned the property where the use will be located since 1999.

UNION COUNTY DATA

Union County is a county of approximately 207,572 people that was established in 1842. Union
County is the fastest growing county in North Carolina. The county’s population has increased by
66 percent in the past 10 years, compared to 18 percent for the state as a whole. Nationwide, the
county ranks as the 7th fastest growing Monroe is the county seat and has an estimated 123,677
people. Union County is governed by a County Manager-County Commissioner type government.
Union County is located southeast of Charlotte, North Carolina and the main highways are U. S.
74, Highway 601 and Highway 200.

Morrison Appraisal, Inc. 6




UNION COUNTY EDUCATION
Union County has one public school system consisting of ten senior highs, nine middle and

twenty-nine elementary schools.

Wingate University is located in Wingate, North Carolina, southeast of Monroe. This is a four-
year private university that provides many Union County students with access to a four-year

institution.

Morrison Appraisal, Inc. 7




HOUSING
The county is progressive and values are recovery from the economic downturn. The western part
of the county is the fastest growing area with new residential subdivisions being developed. The

other areas of the county are growing but not at the rate of the western side.

EMPLOYMENT

The county has a diversified industry with new industries being recruited by Union County.

The economy in Union County is stable with a diversified industry. The unemployment rate is
below the state average. Most of the present industries are holding their position with few

companies leaving the area. New companies are continually looking at the Union County area.

The close proximity to Charlotte, which is the state's largest city, is a strong influence on Union
County. The location of Charlotte is responsible for the tremendous growth in western Union
County. Many Union County residents work in Mecklenburg County. The average commute time

1s 29 minutes.

CONCLUSION
The outlook for Union County should be continued growth as economic conditions improve. There
is still developable land throughout the county and the low taxes/proximity to Charlotte will

continue to bring growth to the area.

NEIGHBORHOOD

The subject property is located on East Independence Boulevard in Indian Trail. The subject’s
area is made up of a variety of commercial and residential uses. Uses in the immediate area
include retail uses, banks, several office-warehouses, shops, offices, restaurants and residential

housing surrounding these uses.

Morrison Appraisal, Inc. 8




The maintenance in the area seems to be adequate and the property compatibility seems to be
average. The appeal and the appearance of the properties is also average with the rental demand
and development being typical for competing neighborhoods. Access is adequate and police and

fire protection are typical for the area.

The area is suburban and the potential for development, the property values, the vacancy rate, the

population trend and employment all seem to be stable. A change in land use seems to be unlikely.

The neighborhood has electricity, water, sewer, gas and telephone service available. All are public

utilities. The utilities appear to be adequate for the site.

In general, the neighborhood is similar to other commercial/residential areas in Indian Trail that
are located in the Hwy 74 corridor. There are not any negative neighborhood factors that would

affect the values or the marketability of the neighborhood.

SITE

The site contains approximately 1.837 acres that has frontage on East Independence Boulevard.

The site is rectangular in shape.

Access is provided by East Independence Boulevard, which is a state maintained paved highway.
Hwy 74 (Independence Boulevard) is the main road in Union County. Access and exposure for

the site are good.

Morrison Appraisal, Inc. 9




Utilities that are available to the site include electricity, water, sewer and gas. The utilities are

provided by the county and they appear to be adequate for the site.

According to flood map number 371055200J, the site is not in a flood area. A soil analysis was
not provided and it is assumed that there are not any adverse soil conditions that would affect the

marketability of the site.

A survey was not provided and it is assumed that there are not any adverse easements,

encroachments or other adverse conditions affecting the site.

The tax map is shown below:
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ZONING

The property is currently zoned RBD District.

RBD, Regional Business District

The RBD, Regional Business District is intended to establish suitable development standards
for the provision of convenience goods, groceries, and services at locations along major
transportation routes to the motoring public, both local and transient. The RBD District
should always be located with access directly from major or minor thoroughfares, never local
residential streets.

The zoning is controlled by the Town of Indian Trail and the proposed use as a tattoo business

requires a special use permit.

Morrison Appraisal, Inc. 11




IMPROVEMENTS

The site where the use is proposed for a tattoo business is located in a 17,000 sq. ft. multiple tenant
retail building. The proposed use will be one unit of the building. The building is brick veneer and
the whole building is heated and cooled. The building was built in 1998 and the building appears

to be in good condition.

HIGHEST AND BEST USE

Highest and best use is defined as the reasonable, probable and legal use of land or sites as though
vacant, found to be physically possible, appropriately supported, financially feasible, and that

results in the highest present land value.4

The highest and best use of the property will be estimated as vacant and as improved. The four
main factors to be considered are:

1) Is the use legally permissible?

2) Is the use physically possible?

3) Is the use financially feasible?

4) Is the use maximally productive?

The highest and best use of the site will be first estimated as if vacant.

LEGALLY PERMISSIBLE

The legally permitted use includes a variety of commercial uses.

Morrison Appraisal, Inc. 12




PHYSICALLY POSSIBLE
The subject site has approx. 1.837 acres. The size of the site is adequate for a variety of uses. The
subject has good visibility and access. These physical features would allow a variety of uses to be

physically possible.

FINANCIALLY FEASIBLE
The subject is surrounded by commercial uses and the demand for these uses is strong in the area.

Either commercial use is financially feasible for the site due to the demand in the area.

MAXIMALLY PRODUCTIVE

The final question in the highest and best use analysis is what use is maximally productive for the
land. It has been determined that the demand is good for commercial uses and the subject is
currently zoned for commercial use. Due to the zoning and demand in the area the maximally

productive use is commercial use.

The highest and best use is commercial use.

HIGHEST AND BEST USE AS IMPROVED

The subject is currently improved with a 17,000 sq. ft. multiple tenant brick building that has

multiple businesses. The proposed use is a tattoo business. This use is a commercial use that

could be the highest and best use of a portion of the site where is will be located.

Morrison Appraisal, Inc. 13




SURROUNDING PROPERITES

The subject property joins the following properties:

Parcel # Owner Acreage Zoning Improvements
07-084-266 Cross Development Indian Trail 1.83 RBD Retail Building
07-084-274 Brenda Rogers 23 SF-1 Vacant lot
07-084-275 Travis Hayden 228 SF-1 Vacant lot
07-084-276 Teresa Binetti 223 SF-1 Vacant lot
07-084-277 Frank Hunley 23 SF-1 Vacant lot
07-084-278 Robert Horne .69 SF-1 Single Family House
07-084-261 Long Term Net Fund 5 RBD Old Retail Building
07-084-405J  Richard Squires .58 RBD Car Care Facility
07-084-405 Advance Auto Store .90 RBD Auto Supply

The planned use is a tattoo business. The following locations are used for tattoo businesses.

Morrison Appraisal, Inc. 14




1) 1556 W. Roosevelt Blvd, Monroe, NC — Parcel 09-225-041 General Business

This tattoo business is part of a multi-tenant building that has a variety of businesses. All the
units are full and the location of the tattoo business has not affected the rents in the building.
In addition to the stable rents there have been several commercial buildings built in the area

over the last several years.
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2)

Morrison Appraisal, Inc.

1115 Lasalle Street, Monroe, NC — Parcel 09-189-209 General Business

The tattoo business is one unit out of a multi-tenant building. It fronts on Roosevelt Blvd.
and has residential housing behind it. All the units are rented in the building and the location

of the tattoo business has not affected the rents. The houses behind the location are not for

sale and none have been for sale in years.
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3) 5824 Hwy 74, Indian Trail, NC — Parcel 07-069-112

This tattoo business is one unit of a multi-tenant building that is located on Highway 74 in
Indian Trail. The majority of the units in the building are leased and rents are stable. There is
new commercial construction all along Highway 74 in this area including a Lowes store, car
dealerships and convenience store. Neither the rent nor the commercial sales have been

affected by the location of the tattoo business.

Morrison Appraisal, Inc. 17




Final Conclusion

The subject property will be located in a commercial area of Indian Trail that is made up of
commercial uses with some older residential uses behind it. Based on the information gathered, it
does not appear that the location of a tattoo business will not affect commercial or the surrounding

house rents or sales around the location of the tattoo business.

In conclusion, it is the appraiser’s opinion that using the unit for a tattoo business will not

substantially injure the value of the abutting or adjoining property.

Morrison Appraisal, Inc. 18




FOOTNOTES

1. Byrl N. Boyce, Ph.D. SRPA, Real Estate Appraisal Terminology (Massachusetts,
1984), p. 160-161.

2. Boyce, p. 102

3. Zoning Ordinance, Indian Trail, North Carolina

4. Highest and Best Use, American Institute of Real Estate Appraisers. (Illinois, 1984) p. 5
5. Boyce, p.63

6. Boyce, p. 160

7. Boyce, p. 132

8. Boyce, p. 87
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