RESOLUTION 16-437

TO APPROVE LAND ACQUISITION PURCHASE FOR TRACT 34
OF THE DUPLEX ROAD WIDENING PROJECT

WHEREAS, the City of Spring Hill is in the process of widening Duplex Road;
and

WHEREAS, in order to complete the project, the City must acquire land in the
form of right-of-ways and easements from property owners along Duplex Road; and

WHEREAS, the City is working with Tennessee Department of Transportation
on this project, known as State Project Number 60LPLM-F2-019 and Federal Project
Number STP-M-247(9); and

WHEREAS, the cost of the acquisition will be $64,400.00 to the tract owner
(Malak Salama) and $500.00 to the closing agent (Nancy King Crawford) for closing
costs.

NOW THEREFORE, BE IT RESOLVED, that the City of Spring Hill, Board
of Mayor and Aldermen authorizes a total land acquisition purchase in the amount of
$64,900.00 to Nancy King Crawford, 1929 21* Avenue South, Nashville, TN 37212 for
Tract number 34 of the Duplex Road widening project.

Passed and adopted this 2" day of May, 2016.

Rick Grah#, Mayor
ATTEST:

et Bof

April Goad) City Recorder

LEGAL FORM APPROVED:

Patrick Carter, City Attorney
)
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[

LOCAL PUBLIC AGENCY
REAL PROPERTY EMINENT DOMAIN
APPRAISAL REVIEW REPORT
(RIGHT OF WAY ACQUISITION)

This appraisal review has been conducted in accordance with the Scope of Work Rule and Standard 3 of the Uniform
Standards of Professional Appraisal Practice, as promulgated by the Appraisal Foundation. This review and this review
report are intended to adhere to the Standard 3 in effect as of the date this review was prepared. The appraisal and
appraisal report have been considered in light of the Standards 1 & 2 in effect as of the date the appraisal was prepared
- not necessarily the effective date of valuation.

The purpose of this technical review is to develop an opinion as to the compliance of the appraisal report identified
herein to the Uniform Standards of Professional Appraisal Practice, the Uniform Relocation Assistance & Real Property
Acquisition Act, and the Tennessee Department of Transportation's Guidelines for Appraisers; and further develop
opinions as to the completeness, accuracy, adequacy, relevance, reasonableness, and appropriateness of opinions
presented in the appraisal report as advice to the acquiring agency in its development of a market value offer to the
property owner. This review is conducted for City of Spring Hill which is the intended user.

All estimates of value prepared for agency acquisitions shall be based on "market value" - as defined and set forth in
the Tennessee Pattern Jury Instructions to wit: "the amount of money which a purchaser, willing but under no
compulsion to buy, would pay, and which a seller, willing but under no compulsion to sell, would accept, taking into
consideration all the legitimate uses to which the property was adaptable and might in reason be applied.”
Compensations are in compliance with the Tennessee State Rule.

Section (A) Identification & Base Data:

(1) State Project Number: 60LPLM-F2-019 (2) County: Maury (3) TractNo: 34
Federal: STP-M-247(9)
Pin: 250-B-3

(4) Owner(s) of Record: Malak Salama

500 N. High Street

Spring Hill, Tennessee 37064 Contact Malak Salama (615) 918-8099

(5) Address/Location of Property Appraised:
2535 Duplex Road, Spring Hill, Maury County, TN

(6) Effective Date of the Appraisal: 6/9/15
(7) Date of the Report: 9/9/15
(8) Type of Appraisal: E Formal (9) Type of Acquisition: D Total
D Formal Part-Affected E Partial
(10) Type of Report Prepared: (11) Appraisal & Review Were Based On:
m Appraisal Report E Original Plans
D Restricted Appraisal Report E Plan Revision Dated: ~ 8-24-15 (review)

(12) Author(s) of Appraisal Report: Eddie D. Crook, MAI/SRA, CG-157

(13) Effective Date of Appraisal Review: 1/31/2016
(14) Appraisal Review Conducted By: ‘David S. Pipkin
(15) Ownership Position & Interest Appraised: (Unless indicated herein to the contrary, the appraisal

is of a 100% ownership position in fee simple. (Confirm 100% or state the specifics otherwise.))
The appraisal is of a 100% fee simple ownership position.

(16) Scope of Work in the Performance of this Review: (Review must comply with all elements and requirements of the
Scope of Work Rule and Standard 3 of USPAP, and nRuggéntlutie field inspection ( at least an exterior inspection of the
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. subject property and all comparable data relied on in the appraisal report.)) Development of an independent

estimate of value is not a part of this review assignment)

The scope of the appraisal review is to conduct a “field review” for technical compliance with
USPAP, TDOT Guidelines for Appraisers and the URAPRAA of a summary appraisal report
prepared by an independent fee appraiser under contract to the City of Spring Hill. In making
the review appraisal, the reviewer read the appraisal, confirmed acquisition areas with right of
way plans, evaluated the report for various report components required under applicable
standards, and checked math. The report was evaluated with respect to adequacy of content,
depth of analysis, appraisal methodology, and relevance of market data. The review assumes
all factual information presented in the report is accurate and correct. | did not make
independent verification of the market data. | made a physical inspection from the street of
the subject property and comparable properties included in the appraisal.

Section (B): Property Attributes:

(1) Total Tract Size as Taken From the Acquisition Table: 0.566 Acre(s)

(2) Does the Appraisal Identify One Or More "Larger Parcels" That Differ in Total Size From the Acquisition
Table? (If "Yes,” what is it and is it justified?)(Explain)(Describe Land)

No. The larger parcel is identified as the entire 0.566 acres of residential land. The area of the
larger parcel appraised agrees with r/w plans.

(3) List/Identify Affected Improvements (If appraisal is "Formal,"” then all improvements must have been described in the
appraisal report and must be listed here. If the appraisal is "Formal Part-Affected," then only those affected improvements should
have been described in the appraisal report and listed here.) Listing by Improvement Number & Structure Type is adequate here.)

1- Dwelling 2- Car storage
3- Fencing 4- Walls/landscaping
5- Drive/parking 6-
7- 8-
9- 10-
11- 12-
13- 14-
15- 16-
17- 18-
19- 20-

Section (C) Valuation Approaches Processed and Reconciled "Before Value" Estimates
Approaches Utilized: m Cost m Sales Comparison D Income

Reconciled Value Estimates (Total Tract or larger Parcel(s)):

Land: $49,310
Improvements: $50,690
Total: $100,000

Section (D) Acquisitions:
(1) Proposed Land Acquisition Areas (As taken from the appraisal report):

[a] Fee Simple: Page 2 0f 63 422,00 sq. Ft.
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[b] Permanent Drainage Easement: 0 Acre(s)
[c] Slope Easement: 0 Acre(s)
[d]  Air Rights: 0 Acre(s)
[e] Temporary Construction Easement: 385 Sq. Ft.
[f] 0 Acre(s)

(2) Proposed Improvement Acquisition(s): Improvement Number & Structure Type

1- Dwelling (Str. 1) 2- Fencing (Str. 3)
3- Landscaping (Str. 4) 4- Concrete Paving (Str. 5)
5- 6-
7- 8-
9- 10-
11- 12-
13- 14-
15- 16-
17- 18-
19- 20-

Section (E) Damages/Special Benefits:

No damages or special benefits are identified for the site remainder. The dwelling, and
portions of several of the site improvements are acquired. Damages of 100% are assigned the
remaining site improvements, which are largely vestigial in the after situation and have no
contributing value toward site redevelopment. These damages are appropriate.

Section (F) Valuation Approaches Processed and Reconciled "After-Value" Estimates
Approaches Utilized: D Cost m Sales Comparison D Income

Reconciled Value Estimates (Total Tract or larger Parcel(s)):

Land: $44,195
Improvements: $0
Total: $44,195
Comments:

Damages of 100% are assigned the remaining site improvements, and remainder value reflects
land value only.

Section (G) Review Comments

"Before" & "After” Valuation (Include Comments For "NO" Responses To Questions 1 - 7 & "YES" Response To
Question 8)
(1) Are the conclusions of highest and best use (b&tag6 & aftér) reasonable and adequately supported?
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Yes. The subject tract is zoned for residential use, which is the curent legal use and makes the appraiser's highest and best use

conclusions (both before and after) logical. The appraisal acknowledges the location of the property in a transitional
neighborhood with various zonings nearby and perhaps some long term potential for a change in land use of the remainder.

(2) Are the valuation methodologies (before & after) appropriate?

Yes. Land value is estimated using sales comparison approach. Contributing value of the site improvements acquired is
estimated using both the cost and sales comparison approaches. The income approach does not typically apply in the
appraisal of single family residential property. Valuation methodologies are appropriate and correctly applied.

(3) Are the data employed relevant & adequate to the (before & after) appraisal problems?

Yes. The use of residential land sales to estimate land value provides a reasonable indication of value given the zoning of the
site. The improved comparable sales used for comparison are reasonable comparison properties given the age and design of the
subject property.

(4) Are the valuation techniques (before & after) appropriate and properly applied?
Yes. The income approach does not apply. The sales comparison and cost approaches are
appropriately used.

(5) Are the analyses, opinions, and conclusions (before & after) appropriate and reasonable?

Yes. The before and after highest and best use conclusions are reasonable based on zoning, physical characteristics and utility
of the tract. The valuation approaches use appropriate comparison sales and cost data and are properly developed. All
appropriate valuation techniques are applied.

(6) Is the report sufficiently complete to allow proper review, and is the scope of the appraisal assignment broad
enough to allow the appraiser to fully consider the property and proposed acquisitions?

Yes. The appraisal report is well documented and supported, and the analysis considers the
significant aspects of the property and acquisition.

(7) Is the appraisal report under review generally compliant with USPAP, the Uniform Act, and TDOT's Guidelines
for Appraisers?

The report complies in all major respects with USPAP, the Uniform Act, and TDOT's
Guidelines for Appraisers.

(8) Do the general and special "Limiting Conditions and Assumptions"” outlined in the appraisal report limit the
valuation to the extent that the report cannot be relied on for the stated use?
No. No unusual assumptions or limiting conditions are noted.

Appraisal Report Conclusions -- Amounts Due Qwner

(a) Fee Simple: $4,884

(b) Permanent Drainage Easement:

(c) Slope Easement:

(d) Air Rights:

(e)  Temporary Construction Easement: $231
Page 4 of 6


















































































ROW. Form2A-13 Page 25 of 30

REV. 42014
.

PURPOSE OF APPRAISAL

The purpose of the appraisal is to estimate the amount due the property owner as a result of acquisition of all, or ¢
portion of, the property for a proposed highway right-of-way project. The value estimate in this report is based or
market value. See “Definition of Market Value” below.

DEFINITION OF MARKET VALUE

All estimates of value prepared for agency acquisitions shall be based on “market value” —as defined and set forth ir
the Tennessee Pattern Jury Instructions 2" Edition to wit: “the amount of money which a purchaser, willing bu
under no compulsion to buy, would pay, and which a seller, willing but under no compulsion to sell, would accept.
taking into consideration all the legitimate uses to which the property was adaptable and might in reason be applied”.

PROPERTY RIGHTS APPRAISED

Basic underlying property rights considered herein are those of a 100% ownership position in Fee Simple, defined as:
“absolute ownership, unencumbered by any other interest or estate, subject only to the limitations imposed by the

governmental powers of taxation, eminent domain, police power and escheat.” The Appraisal of Real Estate, | 4" ed
Chicago, IL.

The proposed acquisition consists of a fee acquisition and/or easement rights for the proposed construction of &
highway. The easement rights, if any, consist of the acquisition of less than fee simple title and in these cases the
extent of the property rights conveyed have been considered in arriving at the estimate of value.

Any and all liens have been disregarded. The property is assumed to be free and clear of all encumbrances except
easements or other restrictions as noted on the title report or during physical inspection of the property and mentioned
in this report.

INTENDED USE
The intended use of this appraisal is to assist The City of Spring Hill. in Right-of-Way acquisition or disposition.

INTENDED USER
The intended user of this report is The City of Spring Hill.

NOTE: If this appraisal is limited to the area affected by the acquisition for the proposed project and consists of only

a part of the whole property, the value for the portion appraised cannot be used to estimate the value of the whole by
mathematical extension.

Plans for the proposed construction, including cross sections of cuts and fills for the subject property, have been
considered in arriving at the estimates of market value.

ATTACHMENTS

Sales information and/or other pertinent information, which is part of this appraisal report and referenced in the text
of this appraisal, can be found:

attached at the end of this report.

X  inarelated market data brochure prepared for this project and which becomes a part of this report.

State Project No. 60LPLM-F2-019 County Maury/Williamson Tract No. 34
Federal Project No. STP-M-247 (9) Name of Appraiser Eddie D. Crook, MAI







FormJLB Page 27 of 30

REV. 4/2014

'ASSUMPTIONS, EXTRAORDINARY ASSUMPTIONS, HYPOTHETICAL CONDITIONS, AND
LIMITING CONDITIONS (continued)

(11) It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that render i
more or less valuable. No responsibility is assumed for such conditions or for arranging for engineering studies
that may be required to discover them.

(12) It is assumed that there is full compliance with all-applicable federal, state and local environmental regulations
and laws unless noncompliance is stated, defined, and considered in the appraisal report.

(13) It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless
nonconformity has been stated, defined, and considered in the appraisal report.

(14) It is assumed that all required licenses, certificates of occupancy, consents, or other legislative 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.

(15) It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless noted in the report.

(16) Unless otherwise stated in this report, the appraiser did not observe the existence of hazardous material, which
may or may not be present on the property. The appraiser, however, is not qualified to detect such substances.
The presence of substances such as asbestos, area-formaldehyde foam insulation or other potentially hazardous
materials may affect the value of the property. The value estimate is predicated on the assumption that there is no
additional materials on the property that would cause a loss in value. No responsibility is assumed for any such
conditions, or for any expertise or engineering knowledge required to discover them or the costs involved to
remove them. The appraiser reserves the right to revise the final value estimate if such substances are found on or
in the property.

(17) The Americans with Disabilities Act (“ADA”) became affective January 26, 1992. 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 ADA. If so, this fact could affect the value of the property. Since we have no direct
evidence relating to this issue, we did not consider possible non-compliance with the requirements of the ADA in
estimating the value of the subject property.

(18) The public improvement project or its anticipation cannot be considered in the “before” value estimate; however,
when there is a “remainder”, the public improvement project must be considered as to its influence on said
remainder(CFR, Title 49, Subtitle A, Part 24, Subpart B, Sec. 24.103(b). Source: FAQ 213

(19) This appraisal contains a hypothetical condition that the subject roadway project will be constructed according to
plans and cross sections referenced in this report. The use of this hypothetical condition might have affected the
assignment results.

(20) Applicable to Formal Part-Affected type of appraisal — when all the land area and/or all improvements are not

appraised this is considered a hypothetical condition. The use of this hypothetical condition might have affected
assignment results.

State Project No. 60LPLM-F2-019 County Maury/Williamson Tract No. 34
Federal Project No. STP-M-247 (9) Name of Appraiser Eddie D. Crook, MAI
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__REMAINDER ANALYSIS

REMAINDER ANALYSIS
ELEVATION GRADE CHANGES
EXHIBITS

State Project No. 60LPLM-F2-019 County Maury/Williamson Tract No. 34
Federal Project No. STP-M-247 (9) Name of Appraiser Eddie D. Crook, MAI






















