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LOT 15 WEST, ABBOT ROAD, EAST LANSING
SUMMARY OF SIGNIFICANT FACTORS

PART I - INTRODUCTION
SUMMARY OF SIGNIFICANT FACTORS

LOCATION:

Abbot Road, City of East Lansing, Ingham County, Michigan

TYPE OF
PROPERTY:

Vacant land

LAND AREA:

The site is approximately 0.25 acres or 10,890 square feet.

HIGHEST AND
BEST USE:

Mixed-use development

INTEREST
APPRAISED:

Fee simple estate

EXTRAORDINARY
ASSUMPTIONS: We have assumed a mixed-use development would be permitted and
minimum parking requirements met. Lack of the use of this extraordinary
assumption may affect the assignment results.

DATE OF
INSPECTION:

August 6, 2014

EFFECTIVE DATE
OF VALUE:
August 6, 2014

DATE OF
REPORT:

August 20, 2014

ESTIMATED
MARKET
VALUE:

$320,000.00
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SUMMARY OF SIGNIFICANT FACTORS

APPRAISERS:

James T. Hartman, MAI, SGA, AI-GRS
Benjamin F. Parker
321 Woodland Pass, Suite 200
East Lansing, Michigan 48823
(517) 336-0001

FILE NO.:

MI01-14-0100-02

This Summary of Significant Factors
must remain attached to this report and is
meant only as a summary of this
appraisal report.
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August 20, 2014

Mr. Tim Dempsey, Director
City of East Lansing
Department of Planning, Building & Development
410 Abbot Road
East Lansing, MI 48823
Re:

Appraisal Report
Lot 15 West, Abbot Road, East Lansing, Michigan

Dear Mr. Dempsey:
In accordance with your request, we have appraised the above referenced property. The
appraisal states our conclusions of the property's market value subject to the various
assumptions and limiting conditions set forth in this report.
The purpose of our examination of this property is to develop an estimate of the market value of
the fee simple interest effective August 6, 2014. The date of inspection was August 6, 2014.
The date of this report is August 20, 2014.
The total land area of the subject is estimated to be 0.25 acres or 10,890 square feet. The
subject property is currently used as a parking lot and improved with asphalt paving, wood
steps, concrete curb and lighting.
The legal description is located in the Addenda of this report as part of the assessment
records.
It is our opinion that the highest and best use of subject property as though vacant is for
commercial/mixed-use development.
The terms "Highest and Best Use" and "Market Value", as utilized in this report, are defined
on the sheets following this letter of transmittal titled "Basic Appraisal Definitions”.
Market value is conditioned upon utility or use. Real estate is valued at its highest and best
use. Highest and best use is an opinion based upon the likely legal use, combined with an
analysis of the supply and demand characteristics of the market.
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LOT 15 WEST, ABBOT ROAD, EAST LANSING
LETTER OF TRANSMITTAL AND CERTIFICATION

In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan
Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909.
James T. Hartman, MAI, SGA, AI-GRS is currently licensed as a Certified General Real Estate
Appraiser with the State of Michigan, Number 1201005950. Mr. Hartman is also licensed in the
State of Indiana, the State of Ohio, and the State of Illinois.
James T. Hartman, MAI, SGA, AI-GRS is a member of the Society of Golf Appraisers (SGA).
The Society of Golf Appraisers is an organization of real estate appraisers and consultants
specializing in the valuation, market analysis, and feasibility analysis of golf courses and golf
related properties.
Benjamin F. Parker is currently licensed as a Certified General Real Estate Appraiser with the
State of Michigan, Number 1201069793.
The undersigned do hereby certify that to the best of our knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are our personal, impartial, and unbiased professional analyses,
opinions, and conclusions.
- 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.
- We have not performed (or the specified) services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.
- We have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.
- Our engagement in this assignment is not contingent upon developing or reporting
predetermined results.
- 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 related to the intended use of this appraisal.
- Our analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.
- As of the date of this report, James T. Hartman, MAI, SGA, AI-GRS has completed the
continuing education program for Designated Members of the Appraisal Institute.
- As of the date of this report, Benjamin F. Parker has completed the Standards and Ethics
Education Requirements for Candidates of the Appraisal Institute.
- We have made a personal inspection of the property that is the subject of this report.
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LOT 15 WEST, ABBOT ROAD, EAST LANSING
LETTER OF TRANSMITTAL AND CERTIFICATION

- A thorough research project whose objective has been the discovery, confirmation, inspection,
and analysis of data pertinent to this valuation situation has been completed.
- No one provided significant real property appraisal assistance to the persons signing this
certification.
- The reported analyses, opinion, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics & Standards
of Professional Appraisal Practice of the Appraisal Institute and the Uniform Standards of
Professional Appraisal Practice.
- The appraisers signing this report are competent to complete the assignment. The
appraisers have the knowledge and experience to complete the assignment competently or
have disclosed the lack of knowledge and/or experience to the client, taken all steps
necessary or appropriate to complete the assignment competently and have described in the
report the lack of knowledge and/or experience and the steps taken to complete the
assignment competently.
- The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

This appraisal is not to be used by the addressee or any recipient as a part of a presentation
of a real estate syndicate.
A real estate syndicate means a general or limited partnership, joint venture, unincorporated
association or similar organization formed for the purpose of, and engaged in, investment for
gain from an interest in real property, including but not limited to, a sale, exchange, trade or
development of real property, on behalf of others, or, which is required to be registered with
the United States Securities and Exchange Commission or any state regulatory agency,
which regulates investments made as a public offering.

Therefore, after consideration and analysis of the facts and data presented herein and subject
to the limiting conditions and assumptions contained herein, it is our opinion that the estimated
market value of the fee simple interest of the subject property, effective August 6, 2014, is:
THREE HUNDRED FIFTY THOUSAND DOLLARS
$350,000.00
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LOT 15 WEST, ABBOT ROAD, EAST LANSING
LETTER OF TRANSMITTAL AND CERTIFICATION

This report consists of five parts: Part I - Introduction; Part II – Scope of Work;
Part III - Foundation Material; Part IV - Research & Analysis; and Part V - Addenda. If the
reviewer of this report should have any further questions, please do not hesitate to contact us.
Respectfully submitted,
VALBRIDGE PROPERTY ADVISORS | THE OETZEL – HARTMAN GROUP

James T. Hartman, MAI, SGA, AI-GRS
Certified General Real Estate Appraiser
State of Michigan, License # 1201005950
jhartman@ohgroup.us

Benjamin F. Parker
Certified General Real Estate Appraiser
State of Michigan, License # 1201069793
bparker@ohgroup.us
JTH:BFP/paw
File #MI01-14-0100-02

This Letter of Transmittal, plus related
exhibits, must remain attached to this report
in order for the value opinion set forth
to be considered valid.
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BASIC APPRAISAL DEFINITIONS

BASIC APPRAISAL DEFINITIONS
AN APPRAISAL: (noun) the act or process of estimating value; an estimate of value.
(adjective) of or pertaining to appraising and related functions, e.g. appraisal practice, appraisal
services.
a) MARKET VALUE: As defined in the Agencies’ appraisal regulations, the most probable price
which a property should bring in a competitive and open market under all conditions requisite to a
fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is
not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a
specified date and the passing of title from seller to buyer under conditions whereby:


buyer and seller are typically motivated;



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



a reasonable time is allowed for exposure in the open market;



payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto;
and



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.1

“AS IS” MARKET VALUE: The estimate of the market value of real property in its current physical
condition, use, and zoning as of the appraisal’s effective date.2 Unless stated otherwise, the
indicated market value in this report is “As Is”.
HIGHEST AND BEST USE: The reasonable and probable use that supports the highest present
value, as defined, as of the effective date of the appraisal.
Alternately, the use, from among reasonably probable and legally alternative uses, found to be
physically possible, appropriately supported, financially feasible, that results in the highest land
value.
It should be recognized that in cases where a site has existing improvements, the highest and best
use might very well be determined to be different from the existing use. This existing use will
continue, however, unless and until land value at its highest and best use exceeds the total value of
the property in its existing use.
FEE SIMPLE ESTATE: Absolute ownership unencumbered by any other interest or estate; subject
only to the limitations of eminent domain, escheat, police power, and taxation.
LEASED FEE ESTATE: An ownership interest held by a landlord with the right of use and
occupancy conveyed by lease to others, usually consists of the right to receive rent and the right to
repossession at the termination of the lease.
1

Federal Register / Vol. 75, No. 237 / Friday, December 10, 2010 / Notices, Interagency Appraisal and Evaluation
Guidelines, Appendix D – Glossary of Terms, Page 77472
2
Federal Register / Vol. 75, No. 237 / Friday, December 10, 2010 / Notices, Interagency Appraisal and Evaluation
Guidelines, Appendix D – Glossary of Terms, Page 77471
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LOT 15 WEST, ABBOT ROAD, EAST LANSING
STATEMENT OF GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

STATEMENT OF GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
Standards Rule ("S.R.") 2-1 of the "Uniform Standards of Professional Appraisal Practice"
requires the appraiser to "clearly and accurately disclose all assumptions, extraordinary
assumptions, hypothetical conditions and limiting conditions used in the assignment”. In
compliance with S.R. 2-1, and to assist the reader in interpreting this report, such limiting
conditions, as well as general assumptions, are set forth below. Any extraordinary assumption
and/or hypothetical conditions are set forth in the main body section of this report.

THE APPRAISER HAS ASSUMED:
1.

The conclusions and opinions expressed in this report apply to the date of value set forth in the
letter of transmittal accompanying this report. The dollar amount of any value opinion or
conclusion rendered or expressed in this report is based upon the purchasing power of the
American dollar existing on the date of value.

2.

The appraiser assumes no responsibility for economic, physical, or demographic factors that
may affect or alter the opinions in this report if said economic, physical or demographic factors
change after the date of value. The appraiser is not obligated to predict future political,
economic, or social trends.

3.

In preparing this report, the appraiser was required to rely on information furnished by other
individuals or found in previous existing records and/or documents. This includes information
with regard to price, terms, dates of sale, parties, location, availability of utilities, time on
market, zoning, and conditions of sale for the comparables used. This information has been
carefully reviewed and, based upon the appraiser’s experience and judgment; there is no
reason to doubt its accuracy. However, no warranty is neither expressed or implied, nor is
given by the appraiser for accuracy of such information. The appraiser assumes no
responsibility for information relied upon and later found to have been inaccurate. The
appraiser reserves the right to make such adjustments to the analyses, opinions, and
conclusions set forth in this report as may be required by consideration of additional data or
more reliable data that may become available.

4.

No opinion as to the title of the subject property is rendered. Title is assumed to be marketable
and free and clear of all liens, encumbrances, easements, and restrictions except those
specifically discussed in the report. The property is appraised assuming it to be under
responsible ownership and competent management, and available for its highest and best use.

5.

The appraiser assumes no responsibility for hidden or unapparent conditions of the property,
subsoil, ground water, or structures that render the subject property more or less valuable. No
responsibility is assumed for arranging for engineering, geologic, or environmental studies that
may be required to discover such hidden or unapparent conditions. This appraisal does not
represent an inspection by a professional building inspector, structural engineer, or
environmental inspector. When performing the observations of this property, the appraiser
visually observed areas that were readily accessible. The appraiser is not required to disturb or
move anything that obstructs access or visibility. In order to complete this assignment, any
visual inspection made was based upon the scope of work.

Valbridge Property Advisors | The Oetzel Hartman Group
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STATEMENT OF GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

6.

Unless otherwise stated, the appraiser has not been provided any information regarding
the presence of any material or substance on or in any portion of the subject property or
improvements thereon, which material or substance possesses or may possess toxic,
hazardous and/or other harmful and/or dangerous characteristics. Unless otherwise stated
in the report, the appraiser did not become aware of the presence of any such material or
substance during the inspection of the subject property. However, the appraiser is not
qualified to investigate or test for the presence of such materials or substances. The
presence of such materials or substances may adversely affect the value of the subject
property. The value estimated in this report is predicated on the assumption that no such
material or substance is present on or in the subject property or in such proximity thereto
that it could cause a loss in value. The appraiser assumes no responsibility for the
presence of any such substance or material on or in the subject property, nor for any
expertise or engineering knowledge required to discover the presence of such substance or
material. Unless otherwise stated, this report assumes the subject property is in
compliance with all federal, state, and local environmental laws, regulations, and rules.

7.

Unless otherwise stated, the subject property is appraised assuming it to be in full
compliance with all applicable zoning and land use regulations and restrictions.

8.

Unless otherwise stated, the property is appraised assuming that all required licenses,
permits, certificates, consents or other legislative and/or administrative authority from any
local, state or national government or private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is
based.

9.

No engineering survey has been made by the appraiser. Except as specifically stated,
data relative to size and area of the subject property was taken from sources considered
reliable and no encroachment of the subject property is considered to exist.

10. No opinion is expressed as to the value of subsurface oil, gas, or mineral rights, or whether
the property is subject to surface entry for the exploration or removal of such materials,
except as is expressly stated.
11. Maps, plats, and exhibits included in this report are for illustration only to serve as an aid in
visualizing matters discussed within the report. They should not be considered as surveys
or relied upon for any other purpose, nor should they be removed from, reproduced, or
used apart from the report.
12. No opinion is intended to be expressed for matters, which require legal expertise or
specialized investigation or knowledge beyond that customarily employed by real estate
appraisers.
13. The distribution, if any, of the total valuation in this report between land and improvements
applies only under the stated program of utilization. The separate allocations for land and
improvements must not be used in conjunction with any other appraisal and are invalid if so
used.
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14. The possession of the appraisal report, or any copy or portion thereof, by client or any third
party does not include or confer any rights of publication or redistribution of the appraisal report
other than to such persons or entities identified in this agreement. All rights, title, and interest
in (1) any data gathered by appraiser in the course of preparing the appraisal report (excluding
any data furnished by or on behalf of client) and (2) the content of the appraisal report prepared
pursuant to this agreement shall be vested in appraiser. Subject to the foregoing, client shall
have the right to possess a copy of the appraisal report and to disclose the report to client’s
attorneys, accountants or other professional advisors in the course of client’s business affairs
relating to the property that is the object of the appraisal report, provided that such attorneys,
accountants or advisors are advised of appraiser’s rights under this agreement prior to receipt
of such appraisal report. However, neither all nor selected portions of this appraisal report shall
be disseminated to the general public by the use of advertising media, public relations media,
news media, sales media or other media for public communication (including without limitation
prospectuses, private offering memoranda and other offering material provided to prospective
investors) without the prior written consent of the signatories of this appraisal report.
15. This appraisal report is subject to the rules and regulations of the Appraisal Institute and may,
under certain conditions, be subject to confidential review by a duly constituted committee of
that organization.
16. The appraiser has assumed that as of the effective date of this appraisal report, the property is
subject to normal easements and restrictions of record, which are considered to be standard
and typical for a property of this type, and are not considered to adversely affect the normal use
or the estimated market value of the subject property.
17. Unless otherwise stated, the subject property is appraised as though free and clear of all liens,
mortgages, obligations, or encumbrances. Unless otherwise stated, the valuation estimate is of
real property only and does not include any estimate of business value, or the value of any
equipment, furniture, fixtures, or chattels which may be located on the property, except those
items necessary for the operation of the building such as heating and air conditioning
equipment, lighting, etc., or as otherwise noted.
18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. Unless
otherwise stated, we have not made a specific compliance survey and analysis of this property
to determine whether or not it is in conformity with the various detailed requirements of the
ADA. It is possible that a compliance survey of the property together with a detailed analysis of
the requirements of the ADA 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 we have no direct evidence relating to this issue, we did not consider
possible noncompliance with the requirements of ADA in estimating the value of the property.
19. Going-concern value is the value created by a proven property operation in which the physical
real estate assets are an integral part of the ongoing business. Golf courses, hotels, nursing
homes, and other properties that require intensive management are properties commonly
appraised in this manner. The market value as a going-concern may include an intangible
enhancement of the value of an operating business enterprise, which is associated with the
process of assembling the land, improvements, equipment, and marketing operation.
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20. The liability of The Oetzel-Hartman Group, its employees, and/or agents is limited only to the
client and to the amount of the fee actually received by the firm. Further, acceptance and use
of this report constitutes an agreement that there is no accountability, obligation, or liability to
any third party. If this report is given to anyone other than the Client, the Client shall make
such party aware of all of the limiting conditions and assumptions of this assignment. The
appraiser is not responsible for any costs incurred to discover or correct any deficiencies of any
type present in the property, whether physical, financial, and/or legal. In the case of limited
partnership, syndication, or stock offering in real estate, Client agrees that in the case of a
lawsuit (brought by lender, partner or part owner in any form of ownership, as well as tenant, or
any other party), any and all awards of settlements of any type in such suit, regardless of the
outcome, the Client and all parties will completely hold harmless The Oetzel-Hartman Group, its
employees and/or agents in any such action. Any third party who uses or relies upon any
information in this report, without the preparer's written consent does so at his/her own risk.
Due to the ever changing nature of market conditions, and the ongoing evolution of additional
information, the information in this report is dated and may not be reliable past the date of this
report.
21. Client agrees to defend, indemnify and hold harmless The Oetzel-Hartman Group, its
employees and/or agents, from any damages, losses or expenses, including attorneys’ fees
and litigation expenses at trial or on appeal, arising from allegations asserted against the
Oetzel-Hartman Group, its employees and/or agents, by any third party that if proven to be true
would constitute a breach by client of any of client’s obligations, representations or warranties
made, or any violation by client of any federal, state, or local law, ordinance or regulation, or
common law (a “claim”). In the event of a claim, The Oetzel-Hartman Group, its employees,
and/or agents, shall promptly notify client of such claim, and shall cooperate with client in the
defense or settlement of any claim. Client shall have the right to select legal counsel to defend
any claim, provided that The Oetzel-Hartman Group shall have the right to engage independent
counsel at The Oetzel-Hartman Group’s expense to monitor the defense or settlement of any
claim. Client shall have the right to settle any claim, provided that The Oetzel-Hartman Group
shall have the right to approve any settlement that results in any modification of The OetzelHartman Group’s rights, which approval will not be unreasonably withheld, delayed or
conditioned.
22. The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by The Oetzel-Hartman Group. Neither Valbridge Property
Advisors, Inc., nor any of its affiliates, has been engaged to provide this report. Valbridge
Property Advisors, Inc., does not provide valuation services and has taken no part in the
preparation of this report.
23. If any claim is filed against any of Valbridge Property Advisors, Inc. a Florida Corporation, its
affiliates, officers or employees, or the firm providing this report, in connection with, or in any way
arising out of, or relating to, this report, or the engagement of the firm providing this report,; then
1) under no circumstances shall such claimant be entitled to consequential, special or other
damages, except only for direct compensatory damages and 2) the maximum amount of such
compensatory damages recoverable by such claimant shall be the amount actually received by
the firm engaged to provide this report.
24. This report and any associated work files may be subject to evaluation by Valbridge Property
Advisors, Inc., or its affiliates, for quality control purposes. If client is unwilling to waive
confidentiality for this purpose, client must inform Valbridge Property Advisors | The OetzelHartman Group upon acceptance of this assignment.
Valbridge Property Advisors | The Oetzel Hartman Group
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PART II - SCOPE OF WORK
The following is an overview of the scope of work; other scope of work identification may be
permeated throughout the report.
Purpose: The purpose of this assignment is to estimate the market value of the subject
property assuming a market sale as of the effective date of value.
Client and Intended User of this Report: The client and intended user is the City of East
Lansing. The appraisers do not intend use of this report by others.
Intended Use of this Report: This intended of this report is to establish a value to
potentially sell as development land. This report is not intended for any other use.
Type of Report: This appraisal format describes the property to be appraised and presents
discussions of the data, reasoning, and analysis that were used in the appraisal process to
develop the value estimate. Supporting documentation has been retained in the appraiser’s
file. The depth of discussion is specific to the client’s needs and for the intended use.
Property Being Appraised: The subject property is currently used as a parking lot and
improved only with asphalt paving, wood steps, concrete curb and lighting. The total land
area of the subject is estimated to be 0.25 acres or 10,890 square feet. The subject property
is located on Evergreen Avenue, East Lansing, Ingham County, Michigan.
Legal Description: The legal description is located in the Addenda of this report as part of
the assessment records.
Interest Appraised: The interest appraised in this assignment is the fee simple estate of the
subject property as of the effective date of value.
Extraordinary Assumptions: We have assumed a mixed-use development would be
permitted and minimum parking requirements met. Lack of the use of this extraordinary
assumption may affect the assignment results.
Hypothetical Conditions: None.

Valbridge Property Advisors | The Oetzel Hartman Group
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Inspection of Property: James T. Hartman, MAI, SGA, AI-GRS and Benjamin F. Parker
inspected on August 6, 2014. Photographs were taken at the time of the inspection.
Effective Date of Value: The effective date of value for this appraisal is August 6, 2014.
Date of the Report: The date of this report is August 20, 2014.
Ownership and History of the Subject Property: The subject property is owned by the City
of East Lansing.
We are not aware of any listings, other options to purchase, or sales of subject property in the
past three years.
Type and Extent of Market Data Considered: The scope of this assignment includes a
personal inspection of subject property and the collecting, confirming, analyzing, and
reporting of data regarding the subject property and pertinent data necessary to complete the
applicable approaches to value. Furthermore, the scope of work includes collecting and
analyzing market area, regional, city, neighborhood, and subject property data to solve the
appraisal problem.
The first step is to estimate the highest and best use of the property being appraised; this has
been completed in the highest and best use section of this report. The second step is to
evaluate the amount and type of information research and the analysis applied in this
appraisal assignment.
The subject property is a vacant parcel of land within the City of East Lansing. The
immediate East Lansing area and surrounding municipalities was searched for comparable
properties. The comparable data utilized in this appraisal assignment has been collected
from various sources that include public records, brokers, sellers, buyers, other appraisers,
and data contained in the appraiser’s file.
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Type and Extent of Valuation Analysis: The approaches commonly used in an appraisal
include the income approach, the sales comparison approach, and the cost approach.
The income approach is an appraisal technique that takes its indication of value based upon
net income generated by the property appraised. This approach is most applicable when
valuing investment real estate. The starting point is to estimate the potential revenue (market
rent). From the gross revenue, operating expenses are subtracted to develop a net income.
The estimated market value is then developed by capitalizing the expected cash flow into a
market value. The subject property is currently used as a parking lot. According to
information provided by Mr. Tim Dempsey, Director of Department of Planning, Building &
Development; after expenses, the parking lots basically break even. The income approach
has not been used to value subject property.
The sales comparison approach uses sales of similar type property to value subject property.
This approach is based upon the principal of substitution. It assumes that a potential
purchaser will not pay more for subject property than an equally desirable substitute property.
Each comparable is adjusted to subject property. The sales comparison approach has been
used to value subject property. The price per square feet of net land area was used to value
subject property.
The cost approach estimates the costs new of the improvements less total accrued
depreciation plus the estimated land value. The estimated land value is based upon vacant
land sales through use of the sales comparison approach. The cost approach is most
applicable when improvements are new; it is also applicable for valuing single purpose or
special purpose properties in which sales and rental data are generally not available. The
cost approach has not been used to value subject property.
The appraisers have reconciled the data collected and the analysis completed into a final
market value for subject property. The final value does not include personal property.
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PART III – FOUNDATION MATERIAL
PROPERTY DESCRIPTION
The purpose of this section is to briefly define those elements of physical description that
influence the appraised property's value and assist the reader in visualizing the property and its
relationship to the area. This is accomplished by a combination of exhibits and narrative
description.
Maps Locating Subject Property
Region and Area Data
Market Area Analysis
Site Description
Zoning
Real Estate Property Taxes and Assessments
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REGION AND AREA DATA
Any valuation of real property involves an analysis of the historic and forecasted economic
conditions in which the property is located. The following is a discussion of the location and
transportation characteristics, demographic and economic conditions, and development trends
for the Greater Lansing Area.
DEFINITION & LOCATION: The subject property is located in the Lansing-East Lansing
Metropolitan Statistical Area (MSA), whose urban core is the Lansing urbanized area, and
component counties are Clinton, Eaton and Ingham. The cities of Lansing, East Lansing,
Charlotte, Grand Ledge, Mason, Dewitt and St. Johns, and Townships of Bath, Delhi, Delta,
DeWitt, Meridian, and Williamston are the most populated areas within the Lansing-East
Lansing MSA.
The Lansing-East Lansing MSA is centrally located in the southern portion of Michigan’s Lower
Peninsula, placing it within 90 minutes of 90 percent of Michigan’s population, and within a four
hour driving time of the following urban centers:
Chicago
Cleveland
Columbus
Detroit

217 miles Southwest
236 miles Southeast
260 miles Southeast
96 miles Southeast

Grand Rapids
Indianapolis
Toronto

69 miles West
255 miles South
330 miles East

POPULATION: The table below provides the population for the Lansing-East Lansing MSA,
and component counties of Clinton, Eaton, and Ingham.
POPULATION
Year
2000
2010
2013
2018

Clinton County
Number Change
64,753
75,382
75,877
77,283

1.64%
0.33%
0.37%

Eaton County
Number Change

Ingham County
Number Change

Lansing MSA
Number Change

103,655
107,759
107,900
108,444

279,320
280,895
279,199
279,082

447,728
464,036
462,976
464,809

0.40%
0.07%
0.10%

0.06%
-0.30%
-0.01%

0.36%
-0.11%
0.08%

State of Michigan
Number
Change
9,938,444
9,883,640
9,849,062
9,858,466

-0.06%
-0.17%
0.02%

Source: STDBonline.com
Valbridge Property Advisors | The Oetzel Hartman Group 2014
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INCOME: The table below provides historical and forecasted average household income data
for the Lansing-East Lansing MSA, and component counties of Clinton, Eaton, and Ingham.
AVERAGE HOUSEHOLD INCOME

Municipality

2000
Census

2010
Census

2013
Estimate

2018
Forecast

State of Michigan
Lansing Area MSA
Clinton County
Eaton County
Ingham County

$57,400
$55,361
$62,287
$57,189
$53,170

n/a
n/a
n/a
n/a
n/a

$63,456
$62,595
$69,157
$62,215
$61,029

$73,761
$72,710
$80,977
$71,949
$70,803

Annual Change
2000 to
2012 to
2012
2017
0.9%
1.1%
0.9%
0.7%
1.2%

3.2%
3.2%
3.4%
3.1%
3.2%

Source: STDBonline.com
Valbridge Property Advisors | The Oetzel Hartman Group 2014

The average household income for all of the above geographies are expected to increase at a
faster rate of growth than past historical rates experienced during the preceding decade.
EMPLOYMENT ECONOMIC BASE ANALYSIS: Lansing became the capital of the State of
Michigan by an act of the legislature in 1847. Michigan State University, located in East
Lansing, was founded in 1855 and was the first land grant college in the nation. In the first part
of the century, Lansing pioneered the REO cars, Durant, Fisher Body, Oldsmobile, and Motor
Wheel. These plants have become part of the General Motors Industrial Complex that today
places Lansing as a leading city in the automotive manufacturing industry.
Michigan’s employment peaked in June of 2000 and experienced a continuous declining
trend throughout the past decade. The following table summarizes the job losses/gains in
total employment and manufacturing employment over the 13½ +/- year period from June
2000 through 2013.
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STATE OF MICHIGAN EMPLOYMENT

Year

Total
Non-Farm
Employment

Annual
Job
Manufacturing
Loss/Gain Employment

Jun-00
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013

4,744,900
4,676,400
4,563,700
4,486,900
4,415,900
4,399,000
4,389,700
4,326,500
4,267,800
4,162,100
3,870,500
3,863,300
3,951,800
4,033,300
4,104,500
Total Job Loss
% Decline over 13 1/2 +/- years

(68,500)
(112,700)
(76,800)
(71,000)
(16,900)
(9,300)
(63,200)
(58,700)
(105,700)
(291,600)
(7,200)
88,500
81,500
71,200
(640,400)
(13.5%)

911,200
896,699
821,200
761,400
717,500
698,300
677,500
648,200
617,300
572,000
463,100
473,900
509,700
537,600
555,100

Annual Mfg.
Job Loss/Gain
(14,501)
(75,499)
(59,800)
(43,900)
(19,200)
(20,800)
(29,300)
(30,900)
(45,300)
(108,900)
10,800
35,800
27,900
17,500
(356,100)
(39.1%)

Source: Michigan Labor Market Info ~ w w w .milmi.org
Unless noted, employment numbers are annualized
Valbridge Property Advisors

Peak employment levels within the state occurred in June of 2000 at 4,744,900 total non-farm
jobs. Through 2009 a combined 881,600 jobs were lost, an 18.6% decline. Job losses have
been particularly focused in the manufacturing sector. In June 2000 the manufacturing sector
employed 911,200 persons, which declined through 2009 to 463,100, for a combined loss of
448,100 manufacturing jobs or a 49.2% decline. However, manufacturing in the state began
to stabilize during 2010, finishing the year with a net gain of 10,800 jobs.
Based on the 2013 year-end employment levels, the continuing recovery in manufacturing
has helped to turn overall non-farm employment in the state to a net gain after a decade of
continual losses. Over the last 3 years the state has added 241,200 jobs. In Mach 2014,
Robert Dye, Comerica Bank’s Chief Economist, said “We expect U.S. auto sales to improve
this spring and that will be a positive for Michigan. House prices are firming up statewide and
that is also a broad support for the state’s economy.” As of April 2014, University of Michigan
economist, George Fulton, projected Michigan will add 41,700 jobs in 2014.
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Focusing on the Lansing-East Lansing MSA, containing Clinton, Eaton, and Ingham
Counties, the area experienced a similar trend in terms of manufacturing and total non-farm
employment throughout the last decade. The following table summarizes the job losses in
total employment and manufacturing employment over the 13 +/- year period from November
2000 (the MSA’s peak non-farm employment) through 2013.

LANSING-EAST LANSING MSA
Year
Nov-00
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013

Total
Non-Farm Annual Job
Employment
Loss
243,100
237,100
(6,000)
236,400
(700)
236,600
200
233,200
(3,400)
229,900
(3,300)
226,700
(3,200)
226,900
200
226,500
(400)
224,900
(1,600)
214,000
(10,900)
215,600
1,600
216,400
800
217,000
600
220,000
3,000

Manufacturing
Employment
28,400
28,700
25,800
24,300
24,200
22,600
21,400
21,700
21,500
20,000
15,500
17,800
17,800
18,000
18,500

Total Job Loss (23,100)
(9.5%)
% Decline 12-1/2 +/- years

Annual Mfg. Job
Loss
300
(2,900)
(1,500)
(100)
(1,600)
(1,200)
300
(200)
(1,500)
(4,500)
2,300
0
200
500
(9,900)
(34.9%)

Source: Michigan Labor Market Info ~ w w w .milmi.org
Unless noted, employment numbers are annualized.
Valbridge Property Advisors | The Oetzel Hartman Group 2014

While not as dramatic as the state of Michigan losses, the MSA has lost 9.5% of total nonfarm employment since peak levels in November 2000. Manufacturing jobs have also
experienced a similar declining trend, with a 34.9% decline in manufacturing employment
since peak employment levels. In addition, of the total job losses to occur over the 13 +/year period, approximately 43% have been focused in manufacturing job losses.
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The top 30 employers in the Greater Lansing area are listed in the following table. The list was
obtained from the Lansing Regional Chamber of Commerce.
GREATER LANSING MSA PRIMARY EMPLOYERS
#
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

Employer
State of Michigan
Michigan State University
Sparrow Health System
General Motors
Lansing Community College
Ingham Regional Medical Center
Lansing Public Schools
Meijer
Auto-Owners Insurance
Peckham
Jackson National Life Insurance
Ingham County
City of Lansing
US Postal Service
Wal-Mart
Dart Containers
Community Mental Health
John Henry Company
Quality Dairy
Lansing Board of Water & Light
Electronic Data Systems Corp
Michigan Farm Bureau
Holt Public Schools
City of East Lansing
Grand Ledge Public Schools
SBC Ameritech
Farm Bureau
Accident Fund of Michigan
Blue Cross/Blue Shield of MI
Consumers Energy

Product/Service
Government
Education
Medical
Automotive
Education
Medical
Education
Retail
Insurance
Rehab. & Mfg.
Insurance
Government
Government
Government
Retail
Manufacturer
Mental Health
Printing
Retail
Utility
Data Processing
Insurance
Education
Government
Education
Utility
Insurance
Insurance
Insurance
Utility

Employees
14,355
11,218
7,400
6,000
3,180
2,500
2,106
2,000
1,500
1,400
1,393
1,258
1,240
1,200
1,185
1,144
863
750
730
712
660
650
643
634
630
625
625
549
525
520

Source: Lansing Regional Chamber of Commerce 2010
www.lansingchamber.org

The presence of the State Government and Michigan State University provides the greater
Lansing area with an economic diversification unlike any other Michigan community of similar
size. The State of Michigan employs 14,355 people in the Greater Lansing area. For a number
of years, the State has been consolidating its offices in Lansing. The State of Michigan is a high
wage employer that has a high degree of stability.
Michigan State University reported a fall 2013 enrollment of 49,300 students, an increase of
8,182 students since the fall of 2000 (www.reg.msu.edu). Michigan State University is
another stable high-wage employer that brings young and educated consumers to the area.
Sparrow Health Systems, a local hospital operator, is the third largest employer replacing GM
which had been the area’s third major employer for a number of years.
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General Motors recently dropped to the fourth major employer for area residents, resulting from
its most recent major consolidation/re-alignment of operations which included the closing of the
GM Lansing Car Assembly Verlinden Avenue plant, Craft Center and Metal Center in
2006/2007. Upon the closing of these three plants, GM opened its new Lansing Delta Township
Assembly Plant consisting of three buildings covering 3.4 million square feet, and representing
an investment of more than $1.1 billion dollars. The construction and start of production at this
new Delta Township GM facility also spurred new construction and employment in the Delta
Township area by suppliers positioning operations in support of the plant. Following the recent
recession, employment at the GM Lansing area facilities appears to have stabilized.
Many small to medium sized companies are also a strong contributor in trade, distribution, office
and medical activities within the Greater Lansing area. The geographic location of the City of
Lansing, when combined with its excellent north/south and east/west expressway systems,
places the Lansing market within 90-minutes of 90% of the state's population. This has
undoubtedly influenced the area into developing as a retail, wholesale and distribution center.
Lansing’s proximity to the state government and Michigan State University has increased the
attractiveness of the area as an office, research, and medical center.
UNEMPLOYMENT RATES: Lansing’s employment is typically much better than the State
average. This is primarily due to the presence of the State of Michigan and Michigan State
University, which provides a large employment base that is not as susceptible to typical
economic downturns. The unemployment rate for Greater Lansing area has recently
increased, coinciding with the national economic recession and on-going structural changes
occurring in Michigan’s automotive/manufacturing sectors. During much of the 1990s and
2000s, the annual average was typically 4%, fluctuating between 3% and 6% primarily due to
temporary work adjustments at the General Motors Lansing Automotive Division.
The National Bureau of Economic Research (“NBER”) determines the start and end dates of
a recession. The NBER determined the most recent recession started in December 2007
and lasted until June 2009. The 2007 to 2009 recession is the longest in the post WWII
period. When determining the end of a recession, the NBER committee is not concluding
that economic conditions since June 2009 have been favorable or that the economy has
returned to operating at normal capacity. Rather, the NBER committee only determines that
the recession ended and a recovery began in that month. Prior to this most recent recession
the United States had experienced an expansion that lasted 73 months, from November 2001
to December 2007. The previous expansion of the 1990’s lasted 120 months. The 2001 –
2007 expansion saw unemployment rates generally increasing in the State of Michigan from
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3.7% in 2000 to 7.1% in 2007. However, the financial crisis and ensuing 2007 to 2009
recession saw annual unemployment rates balloon to 13.4% in 2009, but have gradually
improved 8.8% annual unemployment rate in 2013.
The following table summarizes the unemployment rates for the United States, State of
Michigan, Lansing-East Lansing MSA, and Counties of Ingham, Clinton, and Eaton for the
years 1991 through 2013. Unemployment rates are year-end averages.

UNEMPLOYMENT RATES
Year

United
States

State of
Michigan

Lansing
MSA

Ingham
County

Eaton
County

Clinton
County

1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011

6.9%
7.5%
6.9%
6.1%
5.6%
5.4%
4.9%
4.5%
4.2%
4.0%
4.7%
5.8%
6.0%
5.5%
5.1%
4.6%
4.6%
5.8%
9.3%
9.6%
8.9%

9.3%
9.2%
7.4%
6.2%
5.3%
4.9%
4.3%
4.0%
3.8%
3.7%
5.2%
6.2%
7.1%
7.1%
6.8%
6.9%
7.1%
8.3%
13.4%
12.7%
10.3%

7.1%
5.9%
5.5%
4.3%
3.6%
3.4%
2.8%
3.0%
2.3%
2.9%
3.7%
4.4%
5.3%
5.9%
5.9%
5.8%
5.7%
6.7%
10.6%
10.0%
8.1%

7.0%
6.0%
5.6%
4.6%
3.8%
3.6%
3.0%
3.0%
2.5%
2.9%
3.8%
4.6%
5.6%
6.2%
6.3%
6.2%
6.1%
7.0%
11.1%
10.6%
8.7%

7.1%
5.6%
5.4%
3.8%
3.3%
3.1%
2.5%
2.8%
2.1%
2.8%
3.6%
4.1%
4.9%
5.3%
5.4%
5.2%
5.1%
6.2%
10.1%
9.2%
7.3%

7.6%
5.8%
5.6%
4.1%
3.4%
3.3%
2.6%
2.9%
2.0%
2.6%
3.3%
3.9%
4.7%
5.3%
5.2%
5.2%
5.4%
5.9%
9.2%
8.6%
6.9%

2012
8.1%
9.1%
7.3%
7.4%
7.4%
2013
7.4%
8.8%
7.4%
7.5%
7.5%
Unless noted, rates are annual amounts
Source: U.S. Dept of Labor BLS
Valbridge Property Advisors | The Oetzel Hartman Group 2014

6.7%
6.9%

The Lansing-East Lansing MSA’s unemployment rate through the early 2000’s generally was
1% to 2% below the national average, but starting in 2004 as various structural changes were
occurring tended to be somewhat higher than the indicated national average. Recent data does
appear to indicate, however, the area is returning to its historic trend, with local unemployment
rates lower than the national average. The MSA has also consistently been 1% to 2% below
the state of Michigan average. While peak unemployment statewide occurred in January 2010
at 14.4%, peak unemployment levels for the Lansing MSA occurred earlier in July of 2009 at
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11.9%. The most recent unemployment levels are shown above, reflecting a continued decline
in unemployment levels both at the statewide and local economy level.
The job losses and out-migration of state residents, and national economic issues (subprime
lending, etc.) has resulted in all real estate markets coming under varying degrees of stress.
All sectors of the real estate market, or residential, multi-family, commercial, office, and
industrial have experienced value declines. The single family residential home market has
experienced substantial levels of foreclosures, with other sectors experiencing increased
foreclosure activity. The markets are beginning to readjust with some activity starting to
occur; however, financing, while generally available, is at much higher lending standards
when compared to a few years ago. The current expectation is for job growth to continue at a
modest pace in 2014.
The amount of job losses experienced within the State has had a dramatic impact on all
economic activity.
The decline in market share by the Big Three and resulting
reduction/restructuring that has occurred has had a negative impact on the State’s economy.
However, post restructuring the Big Three have streamlined operations and appear to be
finally gaining ground, supported by leaner operating structures and renegotiated labor union
contracts with the UAW. With the structural changes which have taken place in the state of
Michigan’s economy, future commercial and residential development is anticipated to
progress at a slower pace than what has occurred in the recent past. Developers have not
been speculating within the market given the economic climate and are only acquiring sites
when a contract is secured. It is likely the subject’s market will continue to develop but at a
pace far slower than what has occurred in the recent past.
SUMMARY/CONCLUSION: After many years of steady population growth, the Lansing MSA
began in 2005 to show declining population, but average household income has continued to
grow at modest levels; these characteristics are forecasted to continue at a moderated rate.
The employment characteristics for the Greater Lansing area are unlike any other Michigan
Community. The presence of the State of Michigan governmental offices, Michigan State
University, Sparrow and McLaren Greater Lansing Hospitals, and General Motors
Corporation provide a diverse relatively stable employment base. The unemployment rate is
cyclical, primarily due to the automotive industry; however, the large governmental service
employment base tends to moderate the cyclical nature of the automotive industry. The labor
base and unemployment rate is forecasted to remain relatively stable, excepting increased
unemployment during typical recession periods.
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A number of new projects have been recently completed within the downtown area including
Accident Fund’s $182 million redevelopment of the BWL Ottawa Street Station Power Plant
into their new corporate headquarters, the new $45 million Michigan State Police
headquarters complex, along with various mixed-use developments under various stages of
planning/development including the proposed Ball Park North and Market Place development
on the site of the City Market and City Garage and Eyde Company’s redevelopment of the
former Knapp’s Center.
The office, industrial, and retail markets are experiencing higher vacancies and lower
demand than has been experienced in the recent past. The Greater Lansing area has seen a
gradual improvement in unemployment since manufacturing employment spurred the turn in
2010. The expectation is for some continued improvement during 2014. Demand and
growth is forecasted to remain in a moderate state in the office, retail, and industrial markets.
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MARKET AREA ANALYSIS
General Location: The subject is within the City of East Lansing, Ingham County, Michigan
north of Grand River Avenue on the east side of Evergreen Avenue. The subject site is
bordered by a student rental house to the north and south and an alley that runs parallel to
Abbot Road and Evergreen Avenue to the east. Evergreen Avenue is a moderately traveled
two-lane asphalt paved road that is less than a half mile in length. Evergreen Avenue begins at
Grand River Avenue to the south and ends just past Fern Street to the north. Abbot Road is
east of the subject and is a two-lane road with a center turn lane and is the main north-south
street in the East Lansing CBD. Grand River Avenue is the main east-west street that provides
the southern border for downtown East Lansing and the northern border for Michigan State
University Campus. Grand River Avenue is a heavily travelled asphalt paved road that has
three lanes in each direction separated by a median.
North and west of the subject site consists of a mix of multi-family housing and single family
residential properties that are part of the original housing stock and mainly cater to MSU
students. South of the subject property is Grand River Avenue with a mix of commercial and
student housing, east is the CBD and contains mixed-use and commercial properties that cater
to professionals and Michigan State students.
Market Delineation:
The market area is defined as the City of East Lansing Area. The
neighborhood boundaries parallel Grand River Avenue from Hagadorn Road west to the
intersection of Michigan Avenue with Grand River Avenue. The Michigan State University
campus forms the neighborhood’s southern boundary, and the East Lansing residential
neighborhoods, north of Grand River, form the neighborhoods northern boundary. Grand
River Avenue links the City of Lansing CBD (approximately three miles west) and Meridian
Township/Okemos (approximately one mile west) with the City of East Lansing CBD.
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Life Cycle: All real estate markets typically develop in a cyclical nature within the larger life
cycle structure, which includes the four stages of recovery, expansion, hyper-supply and
recession. The following table summarizes the characteristics of these different phases.
Cyclical Phases of Real Estate Market Development
Recovery Phase:

Decreasing vacancy rates, low new construction, moderate absorption,
low/moderate employment growth and negative/low rental rate growth.

Expansion Phase:

Decreasing vacancy rates, moderate/high new construction, high absorption,
moderate/high employment growth, and medium/high rental rate growth.

Hyper-Supply Phase:

Increasing vacancy rates, moderate/high new construction, low/negative
absorption, moderate/low employment growth, and medium/low rental rate growth.

Recession Phase:

Increasing vacancy rates, moderate/low new construction, low absorption,
low/negative employment growth, and low/negative rental rate growth.

The East Lansing CBD has transitioned from its original purpose as a center for commerce
and trade to the community at large to a retail/restaurant center primarily servicing the MSU
student community. Many of the area’s previous retailers have relocated to Okemos
shopping center sites, which provide greater ease of access and adequate parking. The
retail/restaurant sites located in the CBD primarily rely upon foot traffic generated by the MSU
student population.
Student apartments located in free standing structures, or occupying second floor sites above
the commercial properties, are secondary uses to the predominant retail/restaurant sites.
The neighborhoods directly north of the CBD have transitioned from residential use to student
apartment and/or fraternity or sorority use.
There are two mixed use projects recently completed in downtown East Lansing, both
projects are on Albert Street in East Lansing. A third project is located on Grand River and
Abbot and extends north; this project had difficulties attaining financing and is in the process
of foreclosure. There is a 48 bed apartment project recently constructed at 514 Michigan
Avenue and a 59 bedroom mixed use project on the former BP gas station site at 504
Michigan Avenue currently finishing construction.
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East of the subject, Michigan State University has constructed a new art museum. The Eli
and Edythe Broad Art Museum, designed by the world-renowned, Pritzker Prize winning
architect, Zaha Hadid, has recently opened. The international exhibition program will provide
a wide variety of performance, films, videos, and social actions and art interventions.
Conclusion: The population, income, and employment characteristics within the City of East
Lansing are expected to remain flat with nominal growth, into the foreseeable future. In
conclusion, the City of East Lansing’s CBD, the subject’s neighborhood, continues to cater to
the MSU student community through the development/redevelopment of restaurants, retail
sites and, to a lesser extent, student housing. This is considered a very stable market with a
captive marketplace.
ESTIMATED MARKETING TIME
The reasonable marketing time is an opinion of the amount of time it will take to sell the real
property interest in subject property at the concluded market value level during the period
immediately after the effective date of this appraisal. The opinion as to marketing time may
be expressed as a range and has been based upon one or more of the following; a) statistical
information about days on market, b) information gathered through sales verification, c)
interviews with market participants, and d) anticipated change in market conditions. The
estimated marketing time is 12 to 18 months for subject property.
EXPOSURE TIME
The exposure time is defined as the estimated length of time the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of
a sale at market value on the effective date of the appraisal. Exposure time is always
presumed to precede the effective date of the appraisal. The opinion may be expressed as a
range and has been based upon one or more of the following; a) statistical information about
days on market, b) information gathered through sales verification, and c) interviews with
market participants. The appraised value assumes an exposure time of 12 to 18 months for
subject property.
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SITE PLAN
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SITE DESCRIPTION
The following is a summary description of the physical characteristics of the subject site.
LOCATION:

The subject property is located on Evergreen Avenue, East
Lansing, Ingham County, Michigan.

SIZE:

The site is 0.25 acres or 10,890 square feet.

SHAPE:

Rectangular

TOPOGRAPHY:

The site slopes down from east to west (towards Evergreen).

SOIL CONDITIONS:

No soil or subsoil tests were performed. However, there were no
observable detrimental soil or subsoil conditions relative to the
subject or surrounding property that would adversely affect the
subject's improvements.

ENVIRONMENTAL
CONDITIONS:

UTILITIES:

The reader of this report is cautioned that the appraisers are not
qualified environmental inspectors. We recommend that any user
obtain an environmental audit of the entire property to ascertain its
status relative to these items. We have assumed that no hazardous
substance, past, present, or future exists on the subject property.
We reserve the right to change the value conclusions reported
herein should such negative factors be discovered.
Water:
Sewer:
Gas:
Electricity:

Board of Water and Light.
Board of Water and Light.
Consumers Power
Consumers Power

All customary utilities are available and are considered adequate for
the subject property’s current use.
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EASEMENTS:

None known.

ENCROACHMENTS:

None noted from site visit.

DRAINAGE:

Appears to be adequate.

SITE
IMPROVEMENTS:

FUNCTIONAL
ADEQUACY OF
THE SITE:

FLOOD PLAIN:

The site is improved with an asphalt-paved parking lot, wood
steps, concrete curb and lighting.

The site has safe and adequate ingress and egress from Evergreen
Avenue with approximately 66’ of frontage.
The subject is
considered to have adequate visibility and is considered functionally
adequate to support development.
The subject is not known to be in a flood plain or in designated
wetlands area. The subject is shown to be located in Zone X areas
of minimal flooding outside the 500 year flood plain. The subject is
contained in FEMA National Flood Insurance flood plain map,
Community Panel #26065C-0151D, effective August 16, 2011.
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FLOODPLAIN MAP
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LOT 15 WEST, ABBOT ROAD, EAST LANSING
ZONING AND REAL PROPERTY TAXES AND ASSESSMENTS

ZONING
According to Mr. Tim Dempsey, Director of Department of Planning, Building & Development for
the City of East Lansing, the subject site is located within the established East Lansing B-3 City
Center Commercial District. The purpose of this district is to provide for a wide range of commercial
and high density residential land uses designed to serve the residents and shoppers of the East
Lansing City Center. Because of its proximity to the Michigan State University campus and nearby
residential neighborhoods, a major characteristic of the City Center is its intense core of pedestrian
activity. This activity helps to create a unique social environment where people can gather and
enjoy the festive atmosphere of a university downtown, attractive landscaping and greenery, and the
diversity of retail shops. This zoning ordinance is located in the Addenda of this report.
REAL PROPERTY TAXES AND ASSESSMENTS
Property assessments are initially established by the local assessor and are intended to reflect 50%
of the “true cash value” (also known as market value) of the property on the tax day, December 31,
of each year. The local assessment is then subject to equalization, which results in the property’s
State Equalized Value (S. E. V.).
To determine the current year’s capped value, the assessor is required to multiply the prior year’s
capped assessment by the CPI increase (inflation rate multiplier). The lesser of the S. E. V. and
capped assessed value is the current year’s taxable value for that property. When a transfer of
ownership occurs, the next year’s taxable value is generally based on the S.E.V. that had been
calculated annually. The actual sale price must not be the sole basis of the new S.E.V. for that
property.
Each property assessed for real estate tax purposes in the State of Michigan has a S.E.V.,
capped value, and a taxable value. Generally, the capped value is lower, reflecting long-term
ownership. The S.E.V. is to represent 50% of true cash value. This appraisal has used the
S.E.V. (assessed value) for calculating the real estate taxes. Real property taxes are determined
on the basis of a tax rate per thousand dollars of S.E.V. (assessed value). The non-homestead
millage rate for East Lansing for tax year 2013 is 77.6646. The subject is city owned and currently
tax exempt. Based upon the appraised value, the estimated taxes are:

Tax Parcel
Number
33-20-01-13-229-006
Administration Fee
Total

2014
Assessed
Value

2013
Millage
Rate

Real
Estate
Taxes

$160,000

77.6646
1.00%

$12,426.34
$124.26
$12,550.60
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PART IV – RESEARCH AND ANALYSIS
HIGHEST AND BEST USE ANALYSIS
DEFINITION:
The reasonable, probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility, and maximum profitability.

It is to be recognized that in cases where a site has existing improvements on it, the highest and
best use may very well be determined to be different from the existing use. The existing use will
continue, however, unless and until the land value in its highest and best use exceeds the total
value of the property in its present use.
Also implied is that the determination of highest and best use results from the appraiser's
judgment and analytical skill, i.e., that the use determined from analysis represents an opinion,
not a fact to be found. In appraisal practice, the concept of highest and best use represents the
premise upon which value is based.
In the context of most probable selling price (market value) another appropriate term to reflect
highest and best use would be most probable use. In the context of investment value, an
alternative term would be most profitable use.
The definition of highest and best use indicates that there are two types of highest and best use;
that of the property as vacant, and that of the property as improved. In each case, the highest
and best use must meet four criteria. The use must be (1) physically possible, (2) legally
permissible, (3) financially feasible, and (4) maximally productive.
In the appraisal process, there are two highest and best uses analyses. The first involves
analysis of the site as though vacant. The second analysis is of the property as improved. The
ultimate highest and best use conclusion is that which maximizes the value of the site.
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HIGHEST AND BEST USE - AS THOUGH VACANT
Physically Possible: The subject property is a rectangular shaped site containing 0.25 acres.
The site has approximately 66 feet of frontage on Evergreen Avenue. The property is mostly
level on the east side and slopes to the west down towards Evergreen Avenue. The soil and
drainage appears adequate. The property is not located in a flood plain. It is physically possible
to improve the site.
Legally Permissible: The subject property is zoned B-3 – City Center Commercial District.
The purpose of the B-3 District is to provide for a wide range of commercial and high density
residential land uses. Permitted uses by right are commercial, restaurant, office, theaters,
education buildings, and multiple-family dwellings. Mr. Dempsey indicated multi-family
developments would require first floor commercial. Excerpts from the zoning ordinance are
located in the Addenda of this report.
Financial Feasibility: The alternative uses are analyzed to determine whether their potential
return on investment is greater than the development costs. It is necessary to examine and
compare the probable financial returns of the various investments in order to determine their
financial feasibility.
The subject is in a prime location near downtown and MSU Campus (according to the MSU
Office of the Registrar enrollment has increased 1.2% annually since 1995). Based upon
current cost and values, it appears financially feasible to improve with a mixed-use, commercial
and student rental development.
Maximally Productive/Highest and Best Use: It is concluded that the site is maximally
productive and has a highest and best use is to improve with a mixed-use, commercial and
student rental development.
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HIGHEST AND BEST USE - AS IMPROVED
Physically Possible: The property is improved with an asphalt paved parking lot metered by
the City of East Lansing. It is possible to continue using the property for parking. Conversion
to an alternative use is also possible as is razing the property for redevelopment.
Legally Permissible: The subject property is zoned B-3 City Center Commercial District. The
subject's improvements are a legal conforming use. For a detailed description of the zoning
requirements, please refer to the zoning ordinance in the Addenda section of this report.
Financial Feasibility/Maximally Productive: According to the city of East Lansing, the income
provided by the subject’s current use as a parking lot just covers expenses. Based on current
rents and the prime location, it is considered financially feasible to raze the parking lot for
redevelopment. The highest and best use is to raze current improvements and redevelopment
with a mixed-use building.
Highest and Best Use: In our opinion, the highest and best use of the subject property, as
improved, is to redevelop the site with a mixed-use, commercial and student apartment building.
The current use as a parking lot is considered to be an interim use.
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VALUATION
SALES COMPARISON APPROACH
The sales comparison approach allows the appraiser to estimate the value of real estate by
comparing sales of similar properties in the surrounding or competing areas to the subject
property. Inherent in this approach is the principle of substitution which holds that "when a
property is replaceable in the market, its value tends to be set at the cost of acquiring an
equally desirable substitute property, assuming that no costly delay is encountered in making
the substitution".
By analyzing sales that qualify as arms’ length transactions between willing and knowledgeable
buyers and sellers, certain market value and price trends can be identified. Comparability in
physical, location, and economic characteristics are important criteria in evaluating the sales in
relation to the subject property. The basic steps involved in the application of this approach are
as follows:
1.

Research recent relevant property sales and current offerings throughout the
competitive area.

2.

Select and analyze those properties considered most similar to the subject, giving
consideration to the time of sale, any change in economic conditions which may
have occurred since the date of sale, and other physical, functional or locational
factors.

3.

Convert the sales price of the comparable properties to an appropriate unit of
comparison, such as price per square foot of building area or price per unit.

4.

Identify those sales that include favorable financing and calculate the cash
equivalent price.

5.

Determine the appropriate elements of comparison and compare the sold
properties to the subject, making appropriate adjustments to the sale prices of the
comparables.

6.

Interpret the adjusted sale prices and draw a logical value conclusion.
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The comparables utilized for comparison to the subject property were analyzed and chosen
by looking at the following common elements of comparison:
•
•
•
•
•
•
•
•
•

•

Real Property Rights Conveyed
Financing Terms
Condition of Sale
Expenditures Made Immediately after Purchase
Market Conditions
Location
Physical Characteristics
Use
Economic Characteristics
Non-Realty Components of Value

In applying the sales comparison approach, we have analyzed the most recent sales of the
most similar properties in the market area. From our research, the presented comparable
sales are considered pertinent. A map locating each of the comparables is presented on the
following page. A summary grid highlighting pertinent details of the subject and adjustments
made follows the comparable location map. A detailed write-up of each comparable sale
selected for use in this analysis is located in the Addenda of this report.
METHODOLOGY OF ADJUSTMENTS: Since typically no two properties are exactly alike, the
comparables must be adjusted for the various physical and economic differences. In keeping
with approved appraisal practice, the comparables are adjusted to the subject. The less
desirable traits of the comparables receive positive (+) adjustments to more closely equate them
to the subject's greater desirability. Conversely, the superior traits of the comparables are
assigned negative (-) adjustments.
UNITS OF COMPARISON: "Units of Comparison" are the components into which a property
may be divided for comparison purposes. The type of appraisal problem determines the unit or
units to be selected. The most widely used and market-oriented unit of comparison utilized in
the valuation of properties of this type is the price per square foot of land area. All of the
comparable sales are thus computed on this basis.
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Sales Grid

Subject

Comparable 1
1010113

Comparable 2
1010701

Comparable 3
3006374

Comparable 4
3007562

Comparable 5
1009963

Abbot Road
East Lansing
Ingham County

514 Michigan Ave
East Lansing
Ingham County

504 Michigan Ave
East Lansing
Ingham County

240 Ionia Ave
Grand Rapids
Kent County

Wealthy St. SE
Grand Rapids
Kent County

N. Capitol Ave
Lansing
Ingham County

Fee Simple
Cash
Arms Length

Fee Simple
Cash
Arms Length
$0
8/10/2012
$350,000
$24.24

Fee Simple
Cash
Arms Length
$15,000
8/22/2013
$750,000
$48.78

Fee Simple
Cash
Arms Length
$34,000
5/30/2012
$475,000
$33.46

Fee Simple
Cash
Arms Length
($15,000)
2/24/2014
$935,000
$44.32

Fee Simple
Cash
Arms Length
$0
6/28/2012
$1,210,000
$19.71

14,438
All Customary
B-2

15,682
All Customary
B-2

15,210
All Customary
TN-CC

20,760
All Customary
TN-CC

61,380
All Customary
G-1

100%
100%
100%
106%
$25.69

100%
100%
100%
103%
$50.18

100%
100%
100%
107%
$35.66

100%
100%
100%
101%
$44.91

100%
100%
100%
100%
$19.71

-5%

-5%

-5%

-5%

5%

0%
-5%
25%
15%
$29.54

0%
-5%
0%
-10%
$45.16

0%
-5%
0%
-10%
$32.09

0%
-5%
0%
-10%
$40.42

20%
-5%
0%
20%
$23.66

Comparable Number
LOCATION

GENERAL SALES DATA
Real Property Rights Conveyed
Financing Terms
Conditions of Sale
Expenditures Made Immediately After Purchase
Sale Date
Sale Price
Price Per square foot
SITE DESCRIPTION
Land Area (square feet)
Utilities
Zoning
Real Property Rights Conveyed
Financing Terms
Conditions of Sale
Market Conditions
Adjusted Sale Price

8/6/2014

10,890
All Customary
B-3

3.00%

Location
Physical Characteristics
Size
Topography
Utility
Net Adjustments
Adjusted Price Per Square Foot

Minimum
Average
Maximum
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SUMMARY OF ADJUSTMENTS
Real Property Rights Conveyed: This adjustment considers a difference in real property rights
conveyed in the comparable sale transactions relative to the interest being appraised for the subject
property. The objective is to determine if the real property rights conveyed impacted the sale price.
No adjustments are necessary.
Financing Terms: This adjustment considers whether the financing structure of the sale influenced
the sale price of any of the comparable properties. Typical market based mortgage financing is
considered to be the same as a cash sale.
Condition of Sale: This adjustment considers whether the comparable sales were arm’s-length
in nature or whether there were atypical circumstances surrounding the sale that may have
influenced the sale price. Unrelated parties who are under “no duress” arrive at an arm’s length
transaction. All of the comparable sales were arm's length transactions; therefore, no adjustment
was necessary.
Expenditures Immediately after Purchase: A knowledgeable buyer considers expenditures
that will have to be made upon purchase of a property because these costs affect the price the
buyer agrees to pay. Such expenditures may include the cost to demolish and remove any
buildings, cost to petition for a zoning change, or costs to remediate environmental
contamination. If the sale requires expenditures upon purchase, the sale is adjusted upward to
compensate.
Market Conditions: Since market conditions generally change over time, and the date of an
appraisal is of a specific date, an adjustment for changing market conditions is made. The
comparable sales are examined in terms of the direction of change between the sale date of each
comparable property and the valuation date of the subject property. There have been several
new construction projects in the East Lansing market within the past two years. Rents have
steadily increased and there is a consistent demand within the subject’s market. Given the
current demand for student apartment projects, and the current economic environment, we
consider a market adjustment of +3% per year from the date of sale to the date of value for
subject property to be appropriate for the comparable sales.
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Location: Location adjustments may be required when the locational characteristics of a
comparable property are different from those of the subject property. A property’s location is
analyzed in relation to the location of other properties. Although no location is inherently
desirable or undesirable, an appraiser can conclude that the market recognizes that one location
is better than worse than or equal to another. The subject is located along a heavily traveled
route with good exposure and access within the City of East Lansing CBD. The sales were
adjusted upward for an inferior location and downward for superior location.
Physical Characteristics: The physical characteristics of a comparable property and the subject
property differ in many ways; each of these differences may require comparison and adjustment.
Physical differences include differences in site size, topography and functional utility.
The value added or lost by the presence or absence of an item in a comparable property may not
equal the cost of installing or removing the item. Buyers may be unwilling to pay a higher sale
price that includes the extra cost of adding an amenity. Conversely, the addition of an amenity
sometimes adds more value to a property than its cost.
Size: The subject contains 10,890 sq. ft. of net land area. The comparable properties range in size
from 14,438 sq. ft. to 61,380 sq. ft. It has been our experience with all other physical characteristics
being equal, sites with a larger net land area sell for less per square foot than smaller sites.
Comparable sale 5 is adjusted upward for size.
Topography: This adjustment considers the topography and any other features of the land that
would typically influence the sale price per acre. The subject slopes from east to west which may
impact developing the site to its highest and best use. Comparable sales are adjusted -5% for
slightly superior topography.
Utility: Any difference in the current use or the highest and best use of a potential comparable
and the subject property must be addressed. The appraiser must recognize the difference and
determine if the sale is an appropriate comparable and, if so, whether an adjustment is required.
In most cases, the buyer or buyer’s agent must confirm the ultimate use for which the comparable
was purchased. Comparable 1 is an irregular shaped parcel which reportedly created issues in
fully developing the site.
Non-Realty Components of Value: Non-realty components of value include FF&E, business
concerns, or other items that do not constitute real property but are included in either the sale
price of the comparable or the ownership interest in the subject property. These components
should be analyzed separately from the realty. In most cases the economic lives, associated
investment risks, rate of return criteria, and collateral security for such non-realty components
differ from those of the realty. Subject property does not contain any non-realty components of
value.
Valbridge Property Advisors | The Oetzel Hartman Group

45

LOT 15 WEST, ABBOT ROAD, EAST LANSING
CORRELATION AND CONCLUSION TO VALUE

CORRELATION AND CONCLUSION TO VALUE
The subject property was compared to five sales having similar characteristics. After
adjustments, the values range from $23.66 to $45.16 per square foot with an average of
$34.17 per square foot. We have given more consideration to Comparables 1 and 2 as they
are recent sales within the subject market. Comparable 2 was purchased by the owner of
Comparable 1 as their project neared completion and may have impacted the sales price.
We have concluded a unit value closer to Comparable 1 at $30.00 per square foot.
10,890 sq. ft. x $30.00 per square foot = $326,700

The subject is currently improved with an asphalt paved parking lot, concrete curb and wood
steps. According to Marshall Valuation Service, the demolition cost of an asphalt parking lot
ranges from $0.43 to $0.65 per square foot. Including regarding the slope to prep for
redevelopment, we have estimated the demolition cost to be:
10,890 x $0.54 = $5,881 + $588 (debris removal) = $6,469
The estimated market value of is subtracted by the cost to raze and prep the site for
redevelopment.
$326,370 - $6,469 = $320,231 rounded to $320,000

Therefore, after consideration and analysis of the facts and data presented herein and subject
to the limiting conditions and assumptions contained herein, it is our opinion that the estimated
fee simple market value of the subject property via the sales comparison approach, effective
August 6, 2014, is:
THREE HUNDRED TWENTY THOUSAND DOLLARS
$320,000.00
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PART V – A D D E N D A
Photographs of Subject Property
Assessment Records
Excerpts from Zoning Ordinance
Vacant Land Sale Comparables
Qualifications of Appraisers
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PHOTOGRAPHS OF SUBJECT
PROPERTY
TAKEN BY: BFP DATE TAKEN:8/6/14
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View of site looking west

View of site from Evergreen Avenue looking east
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View of alley looking north

View of alley looking south
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View of Valley Court looking west

View of Evergreen Avenue looking south
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View of Evergreen Avenue looking north
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ASSESSMENT RECORDS
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EXCERPTS FROM ZONING
ORDINANCE
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VACANT LAND SALE COMPARABLES
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Vacant - Sale - Mixed-Use Development
COMPARABLE # 1010113

LOCATION
Cross Street:
Street Number:
Street Name:
City or Township:
County:
State:
Tax ID Number:
SALE INFORMATION
Sale Date:
Sale Price:
Cash Price:
Seller:
Buyer:
Comments:
INSTRUMENT
Type of Instrument:
Liber:
Page:

8/25/14 11:02AM

East of Harrison
514
Michigan
East Lansing
Ingham
MI
33-20-01-13-237-023
8/10/12
$ 350,000.00
$ 350,000.00
J & T Koehler Land LLC
Wolf River Development Co 514 LLC
According to the buyer, the Brownfield Tax Credits offset the demolition and
cleanup costs.
Warranty Deed
2012
35095

(Continued) Comparable #

1010113

Page 2

LAND DESCRIPTION
Net Land Area:
Primary Frontage (Ft):
Physical Location:
Environmental Contamination:
Anticipated Improvements:

14,438 Sq Ft
0.331 Acres
131.000
Corner
None Known
1200 s.f. of retail space and 16, 4-bedroom apartments.

ZONING & UTILITIES
Current Zoning:
Water:
Sewer:
Gas:
Electricity:
Comments:

B2
Public
Public
Natural
Public
Approval of the project was granted prior to the closing.

HIGHEST AND BEST USE

Mixed-Use Development

REAL PROPERTY RIGHTS

Fee Simple

CONDITION OF SALE

Arm's Length

UNITS OF COMPARISON
Physical Characteristics
Price/Sq Ft (Net Land Area):
Price/Acre (Net Land Area):
Price/Frt Ft (Primary Roadway):
Front Feet/Net Acre:
SOURCE
Contact:
Confirmation Date:
Appraiser:
Comments:

8/25/14 11:02AM

$ 24.24
$ 1,055,963
$ 2,672
395.23
Assessing records
CBRE Listing
9/10/2012
JTH
8/13 - BFP - Confirmed with buyer

Vacant - Sale - Mixed-Use Development
COMPARABLE # 3006374

Aerial view from Kent County GIS.
LOCATION
Cross Street:
Street Number:
Street Name:
City or Township:
County:
State:
Tax ID Number:
Comments:
SALE INFORMATION
Sale Date:
Sale Price:
Cash Price:
Seller:
Buyer:
Comments:

Southeast corner of Ionia Avenue and Williams Street.
240
Ionia Avenue, SW
City of Grand Rapids
Kent
MI
41-13-25-480-001
Also known as 48 Williams Street, SW.
5/30/2012
$ 475,000.00
$ 509,000.00
Fulton and Division, LLC
240 Ionia Avenue, LLC
Cash price includes $34,000 in seller paid commissions and back taxes,
above what is typical.
Seller assigned eligible tax credits which are 10% of development costs
capped at $10,000,000.
Listing history:
4/29/08 - $785,000
5/12/10 - $685,000

INSTRUMENT
Type of Instrument:
Date Recorded:
Document Number:

Warranty Deed
6/12/2012
201206120055288

FINANCING
Financing:

Cash

8/25/14 11:02AM

(Continued) Comparable #
LAND DESCRIPTION
Net Land Area:
Primary Frontage (Ft):
Physical Location:
Shape:
Topography:
Environmental Contamination:
Anticipated Improvements:
Comments:

3006374

Page 2

15,210 Sq Ft
0.349 Acres
130.000
Corner
Rectangular
Mostly Level
None Known
Mixed-use development including first floor commercial and upper level low
income housing.
There is 130 feet of frontage along Ionia Avenue, 117 feet along Williams
Street and 117 feet along a public alley (south boundary line).

ZONING & UTILITIES
Current Zoning:
Water:
Sewer:
Gas:
Electricity:

TN-CC, City Center
Public
Public
Natural
Public

HIGHEST AND BEST USE

Mixed-Use Development

REAL PROPERTY RIGHTS

Fee Simple

CONDITION OF SALE

Arm's Length

UNITS OF COMPARISON
Physical Characteristics
Price/Sq Ft (Net Land Area):
Price/Acre (Net Land Area):
Price/Frt Ft (Primary Roadway):
Front Feet/Net Acre:
SOURCE
Contact:

Confirmation Date:
Appraiser:
Reconfirmation Date:
Reconfirmation Appraiser:

8/25/14 11:02AM

$ 33.46
$ 1,457,728
$ 3,915
372.31
MLS# 705567
Jason Makowski, Selling Agent
NAI Wisinski of West Michigan
12/16/2011
MAT 2479
7/9/2012
MAT 2069

Vacant - Sale - Mixed-Use Development
COMPARABLE # 1010701

LOCATION
Cross Street:
Street Number:
Street Name:
City or Township:
County:
State:
Tax ID Number:
SALE INFORMATION
Sale Date:
Sale Price:
Cash Price:
Cost Of Demolition:
Seller:
Buyer:
Comments:

FINANCING
Financing:

8/25/14 11:06AM

Louis Street
504
Michigan Avenue
East Lansing
Ingham
MI
33-20-01-13-237-022
08/22/2013
$ 750,000.00
$ 750,000.00
$ 15,000.00
DINO CASCARDO HOLDINGS LANSING LLC
Wolf River Development
According to the buyer, the sale is projected to close in mid August 2013.
The estimated demolition costs are $15,000. The proposed improvements
include 59 licensed beds.
Cash

(Continued) Comparable #

1010701

Page 2

LAND DESCRIPTION
Net Land Area:
Physical Location:
Topography:
Environmental Contamination:
Anticipated Improvements:

15,682 Sq Ft
0.360 Acres
Corner
Mostly Level
None Known
Mixed use development

ZONING & UTILITIES
Current Zoning:
Water:
Sewer:
Gas:
Electricity:

B-2
Public
Public
Natural
Public

HIGHEST AND BEST USE

Mixed-Use Development

REAL PROPERTY RIGHTS

Fee Simple

CONDITION OF SALE

Arm's Length

UNITS OF COMPARISON
Physical Characteristics
Price/Sq Ft (Net Land Area):
Price/Acre (Net Land Area):
SOURCE
Contact:

Confirmation Date:
Appraiser:

8/25/14 11:06AM

$ 47.83
$ 2,083,280
Wolf River Development
Dale Inman
City of East Lansing
Tim Dempsey
8/1/2013
BFP

Vacant - Sale - Office
COMPARABLE # 1009963

LOCATION
Cross Street:
Project Name:
Street Name:
City or Township:
County:
State:
Tax ID Number:
Comments:

SALE INFORMATION
Sale Date:
Sale Price:
Cash Price:
Seller:
Buyer:
Comments:

FINANCING
Financing:
LAND DESCRIPTION
Net Land Area:
Primary Frontage (Ft):
Physical Location:
Shape:
Topography:
Environmental Contamination:
Comments:

8/25/14 11:03AM

SWC N. Capitol Avenue & W. Shiawassee Street
LCC Surface Parking Lot
N. Capitol Avenue
City of Lansing
Ingham
MI
33-01-01-16-177-002
Site is approximately 375 N. Capitol Avenue and is situated just southwest of
the main Lansing Community College campus in the northwest fringe area of
the CBD.
6/28/2012
$ 1,210,000.00
$ 1,210,000.00
City of Lansing
Lansing Community College
The above is closed sale negotiated between the City and LCC, which was
initially announced in May of 2012.
Cash
61,380 Sq Ft
1.409 Acres
186.000
Corner
Rectangular
Level
None Known
Site has a double corner location with 186' of frontage along N. Capitol
Avenue, 330' on W. Shiawassee Street, and 186' on N. Seymour Street. N.

(Continued) Comparable #

1009963

Page 2

Capitol Avenue is a one-way south-bound four-lane city street which
provides some metered parking along both sides of the right-of-way. W.
Shiawassee and N. Seymour Streets are both two-way two-lane city streets
with metered parallel parking along both sides of the right-of-way. The site is
currently developed with an asphalt paved surface parking lot striped for 209
+/- vehicles. Curb-cuts are provided along the N. Capitol Avenue and N.
Seymour Street frontages.
ZONING & UTILITIES
Current Zoning:
Water:
Sewer:
Gas:
Electricity:
Comments:

See Comments
Public
Public
Natural
Public
The west portion of the site is currently zoned DM-4 Residential District,
while the east portion is E-1 Apartment Shop District. DM-4 permits high-rise
dwellings up to a density of 87.1 units per acre. E-1 permits mixed
residential/commercial or office development up to a density of 87.1 dwelling
units per acre. However, attainment of re-zoning to G-1 Business District,
consistent with zoning to the north and east is likely. The G-1 district is the
main commercial/office zoning in the CBD.

HIGHEST AND BEST USE

Office

REAL PROPERTY RIGHTS

Fee Simple

CONDITION OF SALE

Arm's Length

UNITS OF COMPARISON
Physical Characteristics
Price/Sq Ft (Net Land Area):
Price/Acre (Net Land Area):
Price/Frt Ft (Primary Roadway):
Front Feet/Net Acre:
SOURCE
Contact:
Confirmation Date:
Appraiser:
Reconfirmation Date:
Reconfirmation Appraiser:

8/25/14 11:03AM

$ 19.71
$ 858,710
$ 6,505
132.00
Lansing State Journal 6/21/2012 Article
City of Lansing Assessing Dept
6/21/2012
CEL
8/20/2014
BFP

Vacant - Sale - Office
COMPARABLE # 3007562

Aerial view from Kent County GIS
LOCATION

Cross Street:
Project Name:
Street Number:
Street Name:
City or Township:
County:
State:
Tax ID Number:

Northeast corner of Wealthy and LaGrave
Future Spine Clinic
141
Wealthy Street, SE
City of Grand Rapids
Kent
MI
41-14-30-359-004 and -005

SALE INFORMATION

Sale Date:
Sale Price:
Cash Price:
Cost Of Demolition:
Seller:
Buyer:
Comments:

2/24/14
$ 935,000.00
$ 920,000.00
$ 25,000.00
Charbonneau Family Trust
Mary Free Bed Rehabilitation Hospital
The property had an underground storage tank that required removal at the
time of sale. The buyer and seller agreed to split the $80,000 removal cost.
The buyer intends to demolish the existing building improvements (11,023 SF
retail and repair tire store).
The cash price has been adjusted to reflect the following:
$835,000 (sale price)
$40,000 (less one half the tank removal cost paid by seller)
$25,000 (plus demolition cost paid by buyer)
$820,000 (cash price)

8/27/14 4:00PM

(Continued) Comparable # 3007562

Page 2

INSTRUMENT
Type of Instrument:
Liber:
Page:
Date Recorded:

Warranty Deed
20140225
0013118
2/24/2014

FINANCING
Financing:

Cash

LAND DESCRIPTION
Net Land Area:
Primary Frontage (Ft):
Physical Location:
Shape:
Topography:
Environmental Contamination:
Anticipated Improvements:
Comments:

20,760 Sq Ft
0.477 Acres
127.240
Corner
Rectangular
Level
Yes
Future Spine Clinic for Mary Free Bed
The site has frontage along Wealthy Street (127.24 feet), LaGrave Avenue
(168.75 feet) and a public alley.

ZONING & UTILITIES
Current Zoning:
Master Plan:
Water:
Sewer:
Gas:
Electricity:

TN - CC Traditional City Center
Mixed Use-Commercial
Public
Public
Natural
Public

HIGHEST AND BEST USE

Office

REAL PROPERTY RIGHTS

Fee Simple

CONDITION OF SALE

Arm's Length

UNITS OF COMPARISON

Physical Characteristics
Price/Sq Ft (Net Land Area):
Price/Acre (Net Land Area):
Price/Frt Ft (Primary Roadway):
Front Feet/Net Acre:
SOURCE
Contact:

Confirmation Date:
Appraiser:
Reconfirmation Date:
Reconfirmation Appraiser:
Comments:

8/27/14 4:00PM

$44.32
$1,930,405
$7,230
266.98

Stan Wisinski, Listing broker
616-776-0100
2/24/2014
JGG3011-13
4/28/2014
MYB 3086
Reconfirmed sale price with Stan Wisinski as of 8/25/14 (JGG)
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Qualifications of James T. Hartman, MAI, SGA, AI-GRS
Senior Managing Director
Valbridge Property Advisors | The Oetzel-Hartman Group
Education:
Bachelor of Arts Degree
College of Business
Financial Administration
Michigan State University, East Lansing, MI
License:
In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan
Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909. James T.
Hartman is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan,
License #1201005950, with the State of Indiana, License #CG40600034, with the State of Ohio, License
#2007005970, and with the State of Illinois, License #553.002225.
Real Estate Appraisal Curriculum, Appraisal Institute:
Classes:

Basic Valuation
Real Estate Appraisal Principles
Residential Valuation
Standards of Professional Practice, Part A
Standards of Professional Practice, Part B
Standards of Professional Practice, Part C
Income Capitalization, Part A
Income Capitalization, Part B
Case Studies in Real Estate Valuation
Report Writing and Valuation Analysis
Highest & Best Use and market Analysis
Business Practices and Ethics
7-Hour National USPAP Update Course
Valuation of Conservation Easements
Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets
Review Theory - General

Seminars:

Demonstration Appraisal Report Writing
Regulation of Financial Information Sharing & Information Brokering
REITS and the Role of the Real Estate Professional
Partial Interest Valuation - Divided
Appraisal Symposium – Real Estate Underwriting
Still Standing – The US Real Estate Market
Michigan Appraising Licensing Law and Rules
Appraisal Consulting: A Solutions Approach for Professionals

Valbridge Property Advisors | The Oetzel Hartman Group
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Seminars:

(continued)
Supervising Appraisal Trainees
Scope of Work: Expanding your Range of Services
Land Valuation Adjustments Workshop
Analyzing Distressed Real Estate
Market Analysis and the Site to Do Business
Valuation & Litigations Services SIG Kick-Off – SIG2006
Fair Housing
Introduction to International Valuation Standards
Environmental Solutions for Commercial RE Transactions
Spotlight on USPAP: Common Errors and Issues
Michigan Economy 2009
Appraising Convenience Stores
Michigan Economy 2010
Spotlight on USPAP – Appraisal Review
Analyzing Distressed Real Estate
Spotlight on USPAP: Agreement for Services-Instructions
Loss Prevention program for Real Estate Appraisers
Liability Issues for Appraisers Performing Litigation & Other Non-Lender Work
Small Hotel/Motel Valuation

Other Seminars/Courses:
Historic Preservation Conference: Incentives for Historic Preservation in Detroit - IPED
Michigan Tax Tribunal Contemporary Issues – Oakland University
LEED for New Construction and Major Renovations Technical Review Workshop - USGBC
Understanding the Impact of the Interagency Appraisal and Evaluation Guidelines for Appraisers and
Lenders

Appraisal Assignments:
Performed a variety of appraisal assignments including appraisals of vacant land, subdivisions, industrial
buildings, hotels, golf courses, resorts, shopping centers, manufactured home parks, elderly care
facilities, condominium construction and conversion, restaurants, and office buildings.

Counseling Services:
Economic feasibility and market studies for golf courses, hotels, apartments, multi-tenant office buildings,
multi-tenant shopping centers and elderly care facilities.
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Professional Recognition:
2000-1

Advisory Board, West Michigan Branch, Great Lakes Chapter, Appraisal Institute

2001

Awarded MAI designation by the Appraisal Institute

2002

Vice-Chair, West Michigan Branch, Great Lakes Chapter, Appraisal Institute

2002

Public Relations Committee, Great Lakes Chapter, Appraisal Institute

2002

General Comprehensive Exam Subcommittee, Standard Setting Panel, Appraisal Institute

2003

Chair, West Michigan Branch, Great Lakes Chapter, Appraisal Institute

2003

Region III Representative Alternate, Great Lakes Chapter, Appraisal Institute

2004

Director, Great Lakes Chapter, Appraisal Institute

2004-14

General Comprehensive Exam Subcommittee, Appraisal Institute

2004

Real Estate Appraiser Exam Content Expert, Bureau of Commercial Services
Department of Labor & Economic Growth, State of Michigan

2006

Secretary, Great Lakes Chapter, Appraisal Institute

2007

Treasurer, Great Lakes Chapter, Appraisal Institute

2008

Awarded SGA designation from The Society of Golf Appraisers

2008

Vice President, Great Lakes Chapter, Appraisal Institute

2008-9

Region III Representative, Great Lakes Chapter, Appraisal Institute

2009

President, Great Lakes Chapter, Appraisal Institute

2009-10

Vice Chairman, General Comprehensive Exam Panel, Appraisal Institute

2009

Awarded MRICS designation from the Royal Institution of Chartered Surveyors

2010

Past President (Board of Directors) Great Lakes Chapter, Appraisal Institute

2010

Region III Representative, Great Lakes Chapter, Appraisal Institute

2011-14

Chairman, General Comprehensive Exam Panel, Appraisal Institute

2014

Secretary, The Society of Golf Appraisers

2014

Awarded AI-GRS designation from Appraisal Institute
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Qualifications of Benjamin F. Parker

Senior Appraiser
Valbridge Property Advisors | The Oetzel-Hartman Group
Education:
Michigan State University
East Lansing, Michigan
Bachelor’s Degree - Urban Planning
License:
In Michigan, appraisers are required to be licensed/certified and are regulated by the Michigan
Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909. Benjamin F.
Parker is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan,
License #1201069793.
Appraisal Courses and Seminars:
2010
2010
2010
2009
2009
2008
2008
2007
2006
2006
2005
2003
2003
2002
2002

General Appraiser Sales Comparison Approach (Appraisal Institute)
General Appraiser Report Writing and Case Studies (Appraisal Institute)
Advanced Applications and Case Studies (Appraisal Institute)
Cost Approach and Site Valuation (Appraisal Institute)
Advanced Sales Comparison and Cost Approach (Appraisal Institute)
Advanced Income Capitalization (Appraisal Institute)
General Market Analysis and Highest & Best Use (Appraisal Institute)
Real Estate Finance, Statistics and Valuation Modeling (Appraisal Institute)
Basic Income Capitalization (Appraisal Institute)
Standards of Professional Appraisal Practice (Appraisal Institute)
Professional’s Guide to the URAR (Appraisal Institute)
Narrative Report Writing (Northern Michigan University)
Standards of Professional Practice (Real Estate Education Company)
Real Estate Appraisal II (Real Estate Education Company)
Real Estate Appraisal I (Real Estate Education Company)

Professional Affiliations:
Appraisal Institute

Candidate Member

Types of Assignments:
Leased Fee Analysis
Apartments
Office Buildings (multi-lease)
Commercial Buildings
Sale or Purchase Decisions
Warehouses
Special Purpose Properties

Vacant Land
Multi-Family Housing
Regional and Local Shopping Centers
Residential Properties (HUD, FNMA)
Estate Valuations
Site Analysis
Industrial Buildings
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