
          

APPRAISAL OF PROPERTY AT

507 NORTH 38TH AVENUE
 

    HATTIESBURG, MS



LIGHTSEY & ASSOCIATES
P.O. Box 15489

Hattiesburg, MS   39404
(601) 584-6260

March 7, 2018

Mr. Lamar Rutland 
City of Hattiesburg        
P.O. Box 1898         
Hattiesburg, MS   39403 

RE:   Appraisal of property at 507 North 38th Avenue,
      Hattiesburg, MS

Dear Mr. Rutland:       

     In accordance with the your request, I have made an  inspection

and investigation of the property located at 507 North 38th Avenue,

Hattiesburg, Mississippi, for the  purpose of forming an opinion of

the Market Value, in fee simple, as of  March 6, 2018 the effective

date of the appraisal being the date the subject property was last

inspected.  The value opinion is both before and after the taking of

a 1,128 square foot permanent easement (.03 acre) easement for a

sidewalk and bike trail by the City of Hattiesburg and noting damages

to the remainder, if any.  

     Market  Value  is  defined  as the most probable price in cash, terms

equivalent  to  cash,  or  in  other precisely  revealed   terms, for which the

property will  sell  in an open and competitive market   under  all  conditions

requisite   to  a  fair  sale,  with  the  buyer  and  seller  each  acting  prudently,

knowledgeably,  and for self interest, and assuming that neither is under undue

duress.



NEIGHBORHOOD DESCRIPTION

     The subject property is north of Hardy Street, inside the city

limits  of  Hattiesburg  and  is  located  between  Highway  49  and

Interstate 59 in what is known as the Midtown area, which contains

the University of Southern Mississippi.  The general area contains a

wide age range of properties that range from commercial/retail uses

to single-family dwellings multi-family dwellings.  The subject is in

relative close proximity to public schools, shopping and employment

centers, and medical facilities.  This has been a viable area for

many  years  and  with  the  development  of  the  new  Midtown  project

underway and the continued presence of the University, the long term

outlook is favorable.



SITE DESCRIPTION

     The subject site is located on the easterly side of North 38th

Avenue just north of its intersection with Azalea Drive. It has a

frontage of 112 feet on the easterly side of North 38th Avenue and

extends to a  depth of 110.8 feet on the northerly side and 109.9

feet on the southerly side.  The rear line extends across for 122

feet.   The  site  is  generally  rectangular  in  shape  and  contains

approximately 12,630 square feet.  The site is at or above street

grade, and appears to have adequate utility for use a residential

site.  The property does not appear to lie in a designated flood

area.  All public utilities area connected or available to the site.

A survey is included in the addenda of this report in order to assist

the reader in visualizing the property. There were no adverse soil or

subsoil conditions observed; however, no soil tests have been made as

a part of this report.   The property is zoned R-1A, Single Family

Residential, by the zoning authorities of the City of Hattiesburg.

The City of Hattiesburg intends to take a 1,128 square foot permanent

easement along the westerly side of the site for use as a sidewalk

and bike trail.  The easement will be 9.06 feet wide at the southerly

end and will be 18.51 feet wide at the northerly end.    Following

the taking, the subject site will be effectively reduced in size to

11,502 square feet.  Access and utility will remain essentially the

same.  It is the appraiser's opinion that there will be no damages to

the remainder property. 



IMPROVEMENTS DESCRIPTIONS

     The subject property is presently improved with a single unit

dwelling that is tenant occupied.  It is presently 30 feet from the

right  of  way  of  North  38th Avenue  and  after  the  taking  of  the

easement, it will be located approximately 16 feet from the right of

way.  Traffic flow will remain at its present distance from the

building.  It is the appraiser's opinion that the taking will have no

effect  on  the  improvements,  thus  the  dwelling  is  given  no

consideration in this appraisal report. 

PROPERTY HISTORY

The  subject property appears to have been under the ownership

of Richard H. Leonard for in excess of five years.  The subject

property is not known to be listed for sale nor under contract.

TAXES

     The total taxes for the subject property for 2017 are $2,002.55.

The total true value (tax value) of the property is $73,480.00 with

an assessed value of $11,023.00.00.  According to the Forrest County

Tax Assessor, 2017 taxes have been paid in full.



HIGHEST AND BEST USE

     In  order  to  estimate  the Highest and  Best  Use  of  the

subject, the surrounding property uses as well as the four tests of

Highest  and  Best  Use  were  considered.   These  are  1)physically

possible,  2)legally  permissible,  3)financially  feasible,  and

4)maximally productive.  After considering these factors, the Highest

and Best  Use  of  the  site as vacant is estimated to be for a

single unit house site.  The Highest and Best Use of the property as

presently improved is estimated to be for a single unit dwelling. 

INTENDED USE AND SCOPE OF THE APPRAISAL

This  appraisal is intended to assist the client,  Mr. Lamar

Rutland of the City of Hattiesburg, in forming an opinion of value of

the subject property both before and after the taking of a 1,128

square foot easement by the City for a sidewalk and bike trail.  In

preparing this appraisal, the appraiser inspected the subject site;

gathered  information  on   comparable  land  sales  and  listings,

confirmed and analyzed the data and applied the Sales  Comparison

Approach to value. As only the land was considered in this appraisal,

this  was  the  only  approach  deemed  applicable  to  the  subject's

valuation.  



APPRAISAL PROCESS

    In  good appraisal practice,  three approaches to value  are

normally  used   to  arrive at a value  conclusion  for  a  given

property.   These  approaches are the Sales Comparison  Approach,the

Cost  Approach,  and  the  Income  Approach.   The  Sales  Comparison

Approach  is  based on deriving a value indication  by  comparing

properties  that have been sold recently to the subject  property and

adjusting   the  sales  price  of  the  comparables  for  any   basic

differences.   The Income Approach considers the present value of the

future benefits of income and ownership.   To  estimate  the income

potential  of  the  subject,   comparable  rents  are   obtained  and

reconciled   to   the  subject,   then  a  deduction  is   made   for

anticipated   expenses.    The  resulting  net  income  is   then

capitalized  into  value using a rate supported by  market  data. The

Cost  Approach  provides  a  value  indicator  based  on  the  cost  to

reproduce the improvements less any observed  depreciation.   The

value estimate of the land developed through the Sales Comparison

Approach  is then added to the depreciated value estimate of  the

Improvements.   As  noted above, the appraiser has  utilized the

Sales Comparison Approach only as the land only is considered in this

appraisal report. 

  



LAND SALES

The following vacant land sales were utilized to arrive at opinion of value for the subject site.
 

LAND SALE NO. 1

Location:          3503 Arlington Loop, Hattiesburg

Date:                 08/09/2016

Price:                 $15,000

Size:                  15,000 sq ft

Price/SF:           $1.00

Zoning:             R-1A

Confirmation:   MLS # 88645/ReMax Real Estate

Comments:       Located just south of Hardy Street and west of South 34th Avenue.  House on site
                         was destroyed by tornado in February of 2013.

LAND SALE NO. 2

Location:          Peach Street, Hattiesburg

Date:                 01/04/2017

Price:                $10,000

Size:                  12,600 sq ft

Price/SF:           $0.79

Zoning:             R-1B

Confirmation:   MLS # 105867/University Realty

Comments:       Located just south of Hardy Street and east of South 37th Avenue.  House on site
                         was destroyed by tornado in February of 2013.



LAND SALE NO. 3

Location:          North 24th Avenue, Hattiesburg

Date:                 04/07/2017

Price:                $22,000

Size:                  29,317 sq ft

Price/SF:           $0.75

Zoning:             R-1A

Confirmation:   MLS # 107417/Coldwell Banker

Comments:       Located just north of Hardy Street and east of  Highway 49.  Vacant residential
                         site.

LAND SALE NO. 4

Location:          105 Southern Hills Drive, Hattiesburg

Date:                 03/31/2015

Price:                $ 5,900

Size:                  10,064 sq ft

Price/SF:           $0.59

Zoning:             R-1A

Confirmation:   MLS # 97079/ReMax Real Estate

Comments:       Located just north of West 4th Street and east of  North 38th Ave.  Vacant residential
                         site.



LAND SALE NO. 5

Location:          South 21st Avenue, Hattiesburg

Date:                 06/30/2015

Price:                $10,000

Size:                  15,000 sq ft

Price/SF:           $0.67

Zoning:             R-1A

Confirmation:   MLS # 101179/Realty Executives

Comments:       Located just south of Hardy Street and on 21st Ave.  Vacant residential
                         site.



     The above lot sales indicate an unadjusted range in value from

$0.59  to $1.00  per square  foot.  All are  in the  subject market

segment and occurred within the past three years.  The subject area

is virtually fully developed and there are very few vacant sites that

are available for sale.  Research of the market found these sales to

be the most recent and relevant to the subject's valuation.  After

considering  time, size,  location, topography,  and other  pertinent

factors, the value opinion of the subject site is $1.00 per square

foot.  Thus the value of the subject is:

BEFORE VALUE

12,630 sf @ $1.00 = $ 12,630.00

AFTER VALUE

11,502 sf @ $1.00 = $ 11,609.00

    

Value Before Taking               $ 12,630.00

Value After Taking                  11,502.00

Damages                               -0-

Just Compensation Due Owner       $  1,128.00

    



  I appreciate the opportunity to prepare this appraisal report for

you.  Should you have any questions regarding this matter, please do

not hesitate to contact me.

Sincerely

Stan Lightsey

Stan Lightsey, SRA
Appraisal Institute

 



ADDENDA



APPRAISER'S CERTIFICATION

I certify that, to the best of my knowledge and belief:

 the statements contained in this report are true and correct.

 the  reported  analyses,  opinions,  and  conclusions  are  limited  only  by  the  reporting
assumptions  and  limiting  conditions  and  are  my  personal,  impartial,  and  unbiased
professional analyses, opinions, and conclusions.

 I have no present or prospective interest in the property that is the subject of this report,
and I  have  no personal  interest  with  respect  to  the  parties  involved  unless  otherwise
stated.

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

 my engagement  in  this  assignment  was  not  contingent  upon  developing  or  reporting
predetermined results.

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

 no one provided significant appraisal assistance to the person signing this appraisal unless
otherwise noted.

     
 unless otherwise noted, the person signing this report has not performed an appraisal or

rendered any other service regarding the subject property in the past three years.

 The Appraisal Institute conducts a voluntary re-certification process for its  designated
members.  I am currently certified under this program.

 
    
                                               
                                                                                             Stan Lightsey      
                                                                                             Stan Lightsey, SRA



UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is subject to the following limiting conditions:

The legal description furnished is assumed to be correct.

No responsibility is assumed for matters of a legal character nor does the appraiser render any
opinion as to title which is assumed to be good.  All existing liens and encumbrances have been
disregarded unless otherwise noted and the property is appraised as though free and clear and
under responsible ownership and competent management.

The  appraiser  believes  to  be  accurate  the  information  provided  by  others;  but  assumes  no
responsibility for its accuracy.

Possession of this report, or a copy thereof, does not carry with it the right of publication, and
neither all nor ant part of the contents of this report may be disseminated to the public through
media  of  any  type  nor may be  used for any  other purpose  other than that  specified  in  the
engagement  by  the  client  without  the  previous  written  consent  of  the  appraiser  and  client
particularly as to the value conclusions, the identity of the appraiser or the firm with which he is
employed, or to the SRA designation of The Appraisal Institute.

The  appraiser  will  not  be  required  to  give  testimony  or  appear  in  court  by  reason  of  this
appraisal, with reference to the property in question, unless prior arrangements have been made.

The distribution of the total valuation in this report between land and improvements applies only
under the existing program of utilization.  The separate valuations for land and improvements
must not be used in conjunction with any other appraisal and are invalid if so use.

Unless otherwise stated in this report, the existence of hazardous substances , including but not
limited  to  asbestos,  poly-chlorinated  biphenyls,  petroleum  leakage,  mold,  or  agricultural
chemicals; which may or may not be present on the property, or other environmental conditions;
were not  called  to  the  attention of  nor did  the  appraiser become aware  of  such during  the
inspection of the property.  The appraiser has no knowledge of the existence of such materials on
or in the property unless otherwise stated.  The appraiser is not an expert in the environmental
field and is not qualified to test for such substances or conditions.  If the presence of hazardous
substances or environmental conditions may affect the value of the property, the value opinion is
predicated on the assumption that there is no such condition in or on the property or in such
proximity thereto that it  would cause a loss  in value.   No responsibility  is  assumed for such
conditions; nor for any expertise or knowledge required to discover them.   The client is advised
to retain an expert in the filed of environmental impact on real estate if  such conditions are
suspected.
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