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Client City of Jonesboro File No. PK-2023-244

Property Address 1029 Hope Ave

City Jonesboro County Craighead State AR Zip Code 72401

Appraiser Preston King
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Preston King Appraisal Company

FIRREA / USPAP ADDENDUM

Client City of Jonesboro File No. PK-2023-244
Property Address 1029 Hope Ave

City Jonesboro County Craighead Statt AR Zip Code 72401
Appraiser Preston King

Purpose

The purpose of the appraisal is to determine market value for internal decision making.

Scope of Work

See addenda for complete scope of work.

Intended Use / Intended User

Intended Use: The intended use is to determine market value for internal decision making.

Intended User(s):  Restricted to the use of the City of Jonesboro Arkansas Land Bank. No other user has been identified by the appraiser.

History of Property

Current listing information;  Based on research conducted, it does not appear as if the subject has been offered for sale within the last 12 months.

Prior sale:  The subject was last transferred on 11/30/2020 for $0. (b/p 2020R/027715).

Exposure Time / Marketing Time

3-6 Months/3-6 Months

Personal (non-realty) Transfers

N/A

Additional Comments

The appraiser has not appraised or conducted any appraisal business for the subject property within the last three years.

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result or the occurrence of a subsequent event.
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Appraiser: Preston King "’:QFSTON \\“\ e %Bngry
Signed Date: 11/20/2023 e Signed Date:
Certification or License #: CG3948 Certification or License #:
Certification or License State: AR Expires:  06/30/2024 Certification or License State: rnivne:
Effective Date of Appraisal: 09/13/2023 Inspection of Subject: [ ] Did Not D Exi ’bﬂ erior and Exterior
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Client City of Jonesboro File No. PK-2023-244

Property Address 1029 Hope Ave

City Jonesboro County Craighead Statt AR Zip Code 72401

Appraiser Preston King

APPRAISAL AND REPORT IDENTIFICATION

This Report is one of the following types:

[ ] Appraisal Report (A written report prepared under Standards Rule  2-2(a) , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted (A written report prepared under Standards Rule  2-2(b) , pursuant to the Scope of Work, as disclosed elsewhere in this report,
Appraisal Report restricted to the stated intended use only by the specified client and any other named intended user(s).)

Comments on Standards Rule 2-3

| certify that, to the best of my 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 my personal, impartial, and unbiased professional
analyses, opinions, and conclusions.

- Unless otherwise indicated, | 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.
- Unless otherwise indicated, | have performed no 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.

- | have no bias with respect to the property that is the subject of this report or 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 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 directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this report was prepared.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Comments on Appraisal and Report Identification
Note any USPAP related issues requiring disclosure and any State mandated requirements:
The appraiser has not appraised or conducted any appraisal business for the subject property within the last three years.

\\\\\\\l HAIP"PI"'/,,
APPRAISER: RN ,.ﬁil’f'.c',";;;&,, SUPERVISORY or CO-APPRAISER (if applicable):
]L/ GNERAL © -
%77, [ GE 3
Signature: #’?,/]"-.c“}m.-" Signature:
Name: Preston King w""f:"f.s.rbu\.k\‘\&‘s Name:
State Certified General /i
State Certification #: CG3948 State Certification #:
or State License #: or State License #:
State: AR Expiration Date of Certification or License: ~ 06/30/2024 State:  Expiration Date of Certification or License:
Date of Signature and Report:  11/20/2023 Date of Signature:
Effective Date of Appraisal: ~ 09/13/2023
Inspection of Subject: [ ] None X Interior and Exterior D Exterior-Only Inspection of Subject: [ | Nome [ ] Inter ‘" " " ] Exterior-Only
Date of Inspection (if applicable):  09/13/2023 Date of Inspection (if applicable): /f‘"’ﬁw\
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Preston King Appraisal Company

PRIVACY NOTICE

Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required by federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information. As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.

Types of Nonpublic Personal Information We Collect

In the course of performing appraisals, we may collect what is known as "nonpublic personal information" about you. This
information is used to facilitate the services that we provide to you and may include the information provided to us by you
directly or received by us from others with your authorization.

Parties to Whom We Disclose Information

We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to
nonaffiliated third parties, except as necessary or as required by law. By way of example, a necessary disclosure would be to
our employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you. All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.

A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.

nfidentiality an urit
We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs. In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.

Please feel free to call us any time if you have any questions about the confidentiality of the information that you provide to us.

T
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SUMMARY OF SALIENT FEATURES
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Subject Address

Legal Description

1029 Hope Ave

PT of Block 15 Patricks 3rd Addition 100' X 150' City of Jonesboro AR

PRICE & DATE

City Jonesboro
County Craighead
State AR

Zip Code 72401
Census Tract 0001.02
Map Reference 27860
Contract Price $

Date of Contract

PARTIES

Client

Appraiser

City of Jonesboro

Preston King

DESCRIPTION OF IMPROVEMENTS
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Size (Square Feet) NA

Price per Square Foot $

Location Res./Suburban
Age NA

Condition NA

Total Rooms NA

Bedrooms NA

Baths NA

Appraiser Preston King
Effective Date of Appraisal 09/13/2023
Opinion of Value $ 65,000
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Preston King Appraisal Company

LAND APPRAISAL REPORT FieNo:_PK-2023-244

SUBJECT

Property Address: 1029 Hope Ave City: Jonesboro State: AR Zip Code: 72401

County: Craighead Legal Description:  PT of Block 15 Patricks 3rd Addition 100" X 150" City of Jonesboro AR

Assessor's Parcel #:  01-144173-09000 Tax Year. 2022 R.E. Taxes: $§ 49 Special Assessments:$ 0

Market Area Name:  Downtown Jonesboro Map Reference: 27860 Census Tract:  0001.02

Current Owner of Record: Redbird Investments LLC Borrower (if applicable): City of Jonesboro (Client)

Project Type (if applicable): [ ] PUD [ ] DeMinimis PUD [ ] Other (describe) HOA:$ 0 [ ] peryear [ | per month
Are there any existing improvements to the property? DX No [ ]Yes IfYes, indicate current occupancy: [ ] Owner [ ] Tenant [ | Vacant [ ] Not habitable

If Yes, give a brief description:

Market Area Comments: The subiject is located in the city limits of Jonesboro, AR. It is located just off of Hope Ave., and in the northern areas of
Jonesboro, AR. Hope Ave. is a 2 lane residential roadway. All roadways appear suitable for the type and extent of traffic. The adjoining property uses
are mostly residential with some nearby commercial uses as well. Growth in the subject's immediate market area is stable, but not increasingly
dramatically. It is found that multi-family zoned residential sites are in demand and have been stable to increasing over the past few years. Property
values in this immediate area have been stable as well. This can be attributed to population increases, solid economic situations as well as the lack of
unimproved sites available in this market. This trend has occurred over the past few years. It appears the marketability of the area will remain good
even through some potential tougher times over the next few years. The Jonesboro market as a whole provides job opportunities that other areas of
northeast Arkansas do not based on the industry, agriculture, medical and major university that is within the metro area. Overall, the market is stable
and determined to be a market area that is desirable.

The purpose of this appraisal is to develop an opinion of: DX Market Value (as defined), or [ ] other type of value (describe)

This report reflects the following value (if not Current, see comments): X Current (the Inspection Date is the Effective Date) [ ] Retrospective [ ] Prospective
E Property Rights Appraised: X Fee Simple [ ] Leasehold [ ] Leased Fee [ | Other (describe)
E Intended Use:  The intended use is to determine market value for internal decision making.
=
% Intended User(s) (by name or type): Restricted to the use of the City of Jonesboro Arkansas Land Bank. No other user has been identified by the
< | appraiser.

Client:  City of Jonesboro Address: 300 S. Church St., Jonesboro, AR 72401

Appraiser.  Preston King Address: 1207 Cardinal Rd, Jonesboro, AR 72401-5212

Characteristics Predominant One-Unit Housing Present Land Use Change in Land Use

Location; [ ] Urban X Suburban [ ] Rural Occupancy PRICE AGE | One-Unit 75 % | DX Not Likely

Built up: O Over75% [ ]25-75% [ ] Under25% [ Owner 80% | $(000) (yrs) | 2-4 Unit 10 %| [ ] Likely * [ ] In Process *

Growth rate: [ ] Rapid X Stable [ ] Slow X Tenant 15% 10 Low 0  [Multi-Unit 5%]| * To:

Property values: [ | Increasing [} Stable [ ] Declining X Vacant (0-5%) 300 High 99+ [Comm!l 10%

Demand/supply: [ | Shortage X InBalance [ ] Over Supply |[ ] Vacant (>5%) 80 Pred 40 %

Marketing ime: [ ] Under 3 Mos. D 3-6 Mos. [ ] Over 6 Mos. %
> Factors Affecting Marketability
o ltem Good Average  Fair Poor N/A ltem Good Average  Fair Poor N/A
& | Employment Stability [] X [] [] [ ]  Adequacy of Utilities [] X [] [] []
g Convenience to Employment [] X [] [] [ ] Property Compatibility [] X [] [] []
@ Convenience to Shopping [] X [] [] [ ]  Protection from Detrimental Conditions [] X [] [] []
0| Convenience to Schools [] X [] [] [ ] Police and Fire Protection [] X [] [] []
ﬁ Adequacy of Public Transportation [] X [] [] [ ]  General Appearance of Properties [] X [] [] []
E Recreational Facilities [] X [] [] [ ] Appeal to Market [] X [] [] []
g
(4
<
=

SITE DESCRIPTION

Dimensions:  100' X 150" Site Area: 15,000 sf Sq.Ft.
Zoning Classification: ~ R-2 Description: ~ Single Family & 2-4 Multi-Family Residential

Do present improvements comply with existing zoning requirements? [ ]Yes [ ] No D Nolmprovements
Uses allowed under current zoning: The subject is zoned R-2, medium density residential. The R-2 zoning allows from single family residential use

to medium density residential units.

Are CC&Rs applicable? [ ] Yes [ ] No [ Unknown Have the documents been reviewed? [ ] Yes [ ] No  Ground Rent (if applicable) $ /

Comments:

Highest & Best Use as improved: O Presentuse, or [ ] Other use (explain)  See addenda for additional commentary.

Actual Use as of Effective Date: Vacant Land Use as appraised in this report: Vacant Land for Residential Use
Summary of Highest & Best Use: Based on research and analysis conducted, the subject's highest and best use is determined to remain vacant
until an alternative use would produce a higher and best use. The highest and best use would be for multi-family improvement.

Utilities Public  Other Provider/Description Off-site Improvements Type Public Private | Frontage No survey provided
Electricity X [J cw Strest Asphalt - City Maintained ~ DX [] | Topography ~ Mostly Level

Gas X [] Public Width Unknown Size 15,000 +/- sf

Water X [ cwL Surface Asphalt Shape Rectangular

Sanitary Sewer DX [ CwL Curb/Gutter None [ ] [ [Drainage Appears Adequate
StomSewer DX [ ] City of Jonesboro [ Sidewalk ~ None L1 [ | View Residential

Telephone X [] Public Street Lights Public X [

Mutimedia D[] Public Alley None L1 [

Other site elements: DX Inside Lot [ ] Corner Lot [ | Culde Sac [ | Underground Utilities [ ] Other (describe)

FEMA Spec'l Flood Hazard Area [ ] Yes X No FEMA Flood Zone X FEMA Map # 05031C0044C FEMA Map Date  9/27/1991

Site Comments:  The subject is located at the corner of Hope Ave. & McDaniel St. The subject is a single lot. The site size was estimated using
county records and GIS mapping system that is provided via county services. The site size is estimated to be 15,000 +/- sf (100' X 150'). The
site is relatively level in topography and mostly rectangular in shape. It appears the site has access to public utilities. The roadway providing
access is paved and city maintained. It is recommended that a survey be conducted to confirm site size. Based on the opinion of value
reflecting the price per square foot for a unit of comparison, deviation from this estimated site size could cause appraisal results to be
impacted.
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LAND APPRAISAL REPORT

File No.. PK-2023-244

My research D did [ | did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

TRANSFER HISTORY

Data Source(s):  County Records

1st Prior Subject Sale/Transfer Analysis of sale/transfer history and/or any current agreement of sale/listing: The subject last transferred on
Date: 11/30/2020 11/30/2020 via a Quit Claim Deed for $0 (b/p 2020R/027714). The subject has not been offered for sale
Price: $0 and/or currently under contract at this time. None of the sales have transferred within the prior 12 months.

Source(s): County Records

2nd Prior Subject Sale/Transfer

SALES COMPARISON APPROACH

Date:
Price:
Source(s):
FEATURE | SUBJECT PROPERTY COMPARABLE NO. 1 GOMPARABLE NO. 2 COMPARABLE NO. 3
Address 1029 Hope Ave 501 Cate Ave 1020 E Washington Ave 511 Cate Ave
Jonesboro, AR 72401 Jonesboro, AR 72401 Jonesboro, AR 72401 Jonesboro, AR 72401
Proximity to Subject 0.42 miles NW 0.06 miles S 0.41 miles NW
Sale Price $ $ 52,360 $ 69,500 $ 70,000
Price/ Sq.Ft. $ $ 4.40 $ 4.63 $ 3.33
Data Source(s) Inspection Parcel #01-144181-47900 Parcel #01-144173-09300 Parcel #01-144181-46800
Verification Source(s)  |County Data b/p 2023R/008412, GIS Maps, Owner b/p 2022R/014566, GIS Maps  |b/p 2022R/024170, GIS Maps, Owner
VALUE ADJUSTMENT DESCRIPTION DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) $ Adjust
Sales or Financing Cash 0[Cash Equiv. 0[Cash 0
Concessions None Known 0[None Known 0[None Known 0
Date of Sale/Time 05/17/2023 0[{02/18/2022 0[11/02/2022 0
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Location Res./Suburban Res./Suburban Res./Suburban Res./Suburban
Site Area (in Sq.Ft.) 15,000 11,900 +5,000]15,000 21,000 -9,000
Topography / Shape GentleSlope/Rec. |GentleSlope/Rec. Level/Rec. GentleSlope/Rec.
Access Good/City/Corner |Good/City/Corner Good/City/Corner Good/City/Interior +7,000
Utility Access All Public All Public All Public All Public
Zoning / Intended Use  |R-2/Multi-Family R-2/Multi-Family R-2/Multi-Family C-3/Comm.orMF 0
Raze of Improv./Forage  [None/MostlyClear |None/MostlyClear None/MostlyClear None/MostlyClear
Net Adjustment (Total, in $) X+ []-1s 5000 [+ [1-18 ]+ K-8 -2,000
Adjusted Sale Price (in $) $ 57,360 $ 69,500 $ 68,000

Summary of Sales Comparison Approach The comps selected are located within the subject's immediate market area and if placed on the market at the
same time | believe would compete. All comps are level, or gently sloping, in topography as well as having similar access from city maintained
roadways. Comp 3 is an interior lot which is determined to be inferior within this market. It's especially important for multi family facilities to have corner
sites based on the requirement of having the improvement facing the street. This allows for multiple ways of positioning the improvement. Each comp
also has all public utility access as well as being zoned for multi-family residential use (2-4 units). As can be seen, the marketability and/or motivation
of each purchase was similar, residential development. After analysis, all comps were determined to help in supporting an opinion of value for the
subject. The range of values is $57,360 to $69,500. The average is $64,953, and mid-range of value $63,430. Based on all comps being considered,
the appraiser's opinion of value trends towards both measures of central tendency. After analysis and careful consideration, my opinion of value for the
subject is $65,000. See addenda for more comments.

PUD

PROJECT INFORMATION FOR PUDs (if applicable) [ | The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

RECONCILIATION

Indicated Value by: Sales Comparison Approach $ 65,000 or$ 4.33 per Sq.Ft.

Final Reconciliaion ~ The Sales Comparison Approach was the only approach deemed applicable. The subject is not determined to be income
producing nor were improvements occupying the site in order to conduct the Cost Approach.

This appraisal is made D “asis", or [ | subject to the following conditions:

X This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based upon an inspection of the subject property, defined Scope of Work, Statement of Assumptions and Limiting Conditions, and Appraiser's Certifications,
my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject of this report is:

$ 65,000 ,asof: 09/13/2023 , Which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A true and complete copy of this report contains 28 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

§ properly understood without reference to the information contained in the complete report, which contains the following attached exhibits: D Scope of Work
| X Limiting cond./Certifications DX Narrative Addendum X Location Map(s) X Flood Addendum (] Additional Sales
<| X Photo Addenda X Parcel Map [ ] Hypothetical Conditions X Extraordinary Assumptions DX Aerial Map
Client Contact:  Monica Pearcy Client Name: City of Jonesboro
E-Mail: Address: 300 S. Church St., Jonesboro, AR 72401
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
= . [ s:‘ Supervisory or
oz | Appraiser Name: Prestd@,}f@;@b;‘\\\g&‘ Co-Appraiser Name:
2| Company:  Preston King Appt4i$4i'Company Company:
‘z"' Phone: 870-847-2375 Fax: N/A Phone: Fax:
% E-Mail: ucprestonking@gmail.com E-Mail:
Date of Report (Signature):  11/20/2023 Date of Report (Signature):
License or Certification #:  CG3948 State: AR License or Gertification #: State:
Designation:  State Certified General Designation:
Expiration Date of License or Certification: 06/30/2024 Expiration Date of License or Certification:
Inspection of Subject: ¢ Did Inspect [ ] Did Not Inspect (Desktop) Inspection of Subject: [ ] Did Inspect [ 1 Did Not Inspect
Date of Inspection: 09/13/2023 Date of Inspection: = U

(ELAND

acknowledged and credited.
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Assumptions, Limiting Conditions & Scope of Work FileNo..  PK-2023-244

Property Address: 1029 Hope Ave City: Jonesboro State: AR Zip Code: 72401
Client:  City of Jonesboro Address: 300 S. Church St., Jonesboro, AR 72401
Appraiser.  Preston King Address: 1207 Cardinal Rd, Jonesboro, AR 72401-5212

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS

- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised
on the basis of it being under responsible ownership.

- The appraiser may have provided a plat and/or parcel map in the appraisal report to assist the reader in visualizing the lot size, shape,
and/or orientation. The appraiser has not made a survey of the subject property.

- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether the subiject site is located in an identified Special Flood Hazard Area.
Because the appraiser is not a surveyor, he or she makes no quarantees, express or implied, regarding this determination.

- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.

- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, the presence of hazardous wastes,
toxic substances, etc.) observed during the inspection of the subiject property, or that he or she became aware of during the normal research
involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or
unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous wastes,
toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and makes
no quarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental
assessment of the property.

- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such
items that were furnished by other parties.

- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional
Appraisal Practice, and any applicable federal, state or local laws.

- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from
the client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at
the time of the assignment.

- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public,
through advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database.
Possession of this report or any copy thereof does not carry with it the right of publication.

- Forecasts of effective demand for the highest and best use or the best fitting and most appropriate use were based on the best available
data concerning the market and are subject to conditions of economic uncertainty about the future.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce
credible assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended
use of the appraisal report. Reliance upon this report, reqgardless of how acquired, by any party or for any use, other than those specified in
this report by the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the
Scope of Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions,
any Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and
related parties assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its
conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):

=\’
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Certifications & Definitions File No..  PK-2023-244

Property Address: 1029 Hope Ave City: Jonesboro State: AR Zip Code: 72401
Client:  City of Jonesboro Address: 300 S. Church St., Jonesboro, AR 72401
Appraiser.  Preston King Address: 1207 Cardinal Rd, Jonesboro, AR 72401-5212

APPRAISER'S CERTIFICATION

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

- The statements of fact contained in this report are true and correct.

- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only
by the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

- | 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.

- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subiect of this report within the three-year period immediately preceding acceptance of this assignment.

- 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 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 directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice that were in effect at the time this report was prepared.

- | did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion,
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present
owners or occupants of the properties in the vicinity of the subject property.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

Additional Certifications:

SIGNATURES

Client Contact: ~ Monica Pearcy Client Name: City of Jonesboro
E-Mail:  MPearcy@jonesboro.org Address: 300 S. Church St., Jonesboro, AR 72401
APPRAISER \‘“,&...,,,,l SUPERVISORY APPRAISER (if required)
“b‘gga,r,:g,. 9 or GO-APPRAISER (if applicable)

S # G =

5\; STATE ‘e %

= CERTIFIED B =

"" E GENERAL :° H
/] CG3948 .
A 5 Supervisory or

Appraiser Name: Prestor,,rﬂf&;;u"\\\ Q Co-Appraiser Name:
Company:  Preston King Apptissl‘Company Company:
Phone: 870-847-2375 Fax: N/A Phone: Fax:
E-Mail: ucprestonking@gmail.com E-Mail:
Date Report Signed: 11/20/2023 Date Report Signed:
License or Certification #:  CG3948 State: AR License or Certification #: State:
Designation:  State Certified General Designation:
Expiration Date of License or Certification: 06/30/2024 Expiration Date of License or Certification:
Inspection of Subject: D Did Inspect [ ] Did Not Inspect (Desktop) Inspection of Subject: [ ] Did Inspect [1 Nid Nt Inenart
Date of Inspection: 09/13/2023 Date of Inspection: /LA,;V
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Supplemental Addendum File No. PK-2023-244

Client City of Jonesboro

Property Address 1029 Hope Ave

City Jonesboro County Craighead State AR Zip Code 72401
Appraiser Preston King

Scope of Work:

This report has been prepared for the referenced client, City of Jonesboro Arkansas Land Bank. The report has been made
restricted to the use of the referenced client and their use only. No other users have been identified by the appraiser. The report
has been performed to assist the client with a determination of market value for internal decision making. No other use has been
identified by the appraiser. If this report is placed in the hands of anyone other than the client, the client shall make such third
party aware of all the assumptions and limiting conditions of the assignment. The scope of this appraisal consisted of an
observation of the subject site from the public street. Pictures of the of the site were taken and can be found in this report. No
improvements were noted to exist on the subject site as of the time of inspection which is the effective date of the appraisal. In
turn, the cost approach was not deemed applicable based on no improvements existing on the site. Also, the land is not
determined to be income producing at this time so the Income Approach was deemed applicable. The MLS, local public records,
as well as local comp services were researched for comparable sales in the neighborhood/subdivision. Those used were deemed
the best available. The comparable sales were compared to the subject and adjustments in value were made as deemed
appropriate. The approaches to value used in this report were reconciled and an opinion of value was rendered based on the
data available. This report is an appraisal and not an environmental, structural, termite, or building inspection. If the user or client
desires such type of reports, they should be ordered from a licensed home inspector or an environmental expert. This appraisal
report does not guarantee that the property is free of defects. The appraiser is not a home inspector, termite inspector, or
environmental inspector.

Market Value Definition:
Market value is the major focus of most real property appraisal assignments. Both economic and legal definitions of market value

have been developed and refined. The definition of “market value” used in this report is:

A type of value, stated as an opinion, that presumes the transfer of a property (i.e., a right of ownership or a bundle of such
rights), as of a certain date, under specific conditions set forth in the definition of the term identified by the appraiser as

applicable in an appraisal.

Comment: Forming an opinion of market value is the purpose of many real property appraisal assignments, particularly when the
client’s intended use includes more than one intended user. The conditions included in market value definitions establish market
perspectives for development of the opinion. These conditions may vary from definition to definition but generally fall into three
categories:

1. the relationship, knowledge, and motivation of the parties (i.e., seller and buyer);
2. the terms of sale (e.g., cash, cash equivalent, or other terms); and

3. the conditions of sale (e.g., exposure in a competitive market for a reasonable time prior to sale).

The Appraisal Foundation, USPAP 2020-2023 Edition

Hypothetical Conditions/Extraordinary Assumptions:
A hypothetical condition is defined as:

... that which is contrary to what exists but is supposed for the purpose of analysis . . . Hypothetical conditions assume
conditions contrary to known facts about physical, legal, or economic characteristics of the subject property; or about conditions
external to the property, such as market conditions, or trends, or about integrity of the data used in the analysis.

The Uniform Standards of Professional Appraisal Practice, (USPAP) 2020-2023 edition

- No hypothetical conditions were utilized.
An extraordinary assumption is defined as:

...an assumption, directly related to a specific assignment, which, if found to be false, could alter the appraiser’s opinions or
conclusions. . . Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic
characteristics of the subject property or about conditions external to the property, such as market conditions or trends, or the
integrity of data used in the analysis.

The Uniform Standards of Professional Appraisal Practice, (USPAP) 2020-2023 edition

- Based on an extraordinary assumption that the subject has marketable title. Deviation could affect subject's market value.

Digital Signature:

This appraisal report contains digital signatures that meet the requirements of Statement on Appraisal Standards No.8 (SMT-8).
The software programs used to transfer the report electronically provide digital signature security features for the appraiser
signing the report. The appraiser that has signed (affixed an electronic signature) to this report has ensured that the electronic
signature(s) is protected and the appraiser has maintained control of the signature. Per SMT-8 of the Uniform Standards of
Professional Appraisal Practice, electronically affixing a signature to a report carries the same level of authenticity and
responsibility as an original ink signature on a paper copy report.

Sales Concessions:

No sales concessions were conducted due to them being a traditional occurrence in this market. Not only are they a normal
occurrence, but the lack of disclosures of sales concessions is poor. It is not a requirement in the state of Arkansas to disclose
sales concessions and disclosing these sales concessions could result in violations of Arkansas law.

Comps Over One Mile:
Comparable sales over one mile away were used because they are the best available in this area. Expanding the search to a
radius greater than one mile developed sales that are still within the same market. These sales are the best comparables to the

subject property and are therefore used in this report.
o
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Supplemental Addendum File No. PK-2023-244

Client City of Jonesboro

Property Address 1029 Hope Ave

City Jonesboro County Craighead State AR Zip Code 72401
Appraiser Preston King

Comps Over Six Months:

A thorough search for comparable sales was made in this market area. Comparables that sold within six months of the date of
appraisal were significantly different in location, size, age, conditions and other value influencing items. In the appraisers
judgment, the comparables selected are a better indication of value than most recent sales.

Highest & Best Use Analysis:

Highest and Best Use, as used in this appraisal report, is defined as, “The reasonably 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.” (From The Appraisal of Real Estate 13th Edition, prepared by The American Institute of Real Estate Appraisers.) A basic
economic principle applicable in the estimation of highest and best use is the principle of conformity. Again, quoting from the 13th
Edition of The Appraisal of Real Estate, “Market forces create market value, so the analysis of market forces that have a bearing
on the determination of highest and best use is crucial to the valuation process. When the purpose of an appraisal is to develop
an opinion of market value, highest and best use analysis identifies the most profitable and competitive use to which the property
can be put.”

When determining the highest and best use of an unimproved site, it is necessary to determine the highest and best use of the
site as if vacant and ready to be put to its highest and best use. This use has been determined with regard to what uses are
physically possible, legally permissible, financially feasible, and maximally productive. In estimating (determining) the highest and
best use, consideration is given to surrounding improvements, deed restrictions, the site’s physical and legal constraints, location
and trends in the neighborhood. Implied in these definitions is that the determination of highest and best use considers the
contribution of a specific use to the community and community development goals as well as the benefits of that use to individual
property owners.

An additional implication is that the determination of highest and best use results from the appraiser’s judgment and analytical
skill - that is, 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. (From The Appraisal of Real Estate, 13th
Edition, published by the American Institute of Real Estate Appraisers, 2008). The highest and best use of the subject site as
vacant will be analyzed based on the criteria for determining highest and best use.

Highest and Best Use is defined as “that reasonable and probable use that will support the highest present value, as defined, as
of the effective date of the appraisal. Alternatively, that use, from among reasonable, probable and legal alternative uses, found
to be physically possible, appropriately supported, financially feasible and which results in the highest land value.”

The following tests must be passed in determining the highest and best use:

The use must be within the realm of probability; that is, it must be likely, not speculative or conjectural.
The use must be legal.

A demand must exist for such use.

The use must be profitable.

The use must be such as to return to the land, as well as the property on the whole, the highest net return.

Four stages are included in the analysis of highest and best use:
Physically Possible: determine the physically possible uses for the subject site.
Legally Permissible: determine which uses are legally permitted for the subject site.

Financially Feasible: determine which possible and permissible uses will produce a
net return to the subject site.

Maximally productive: determine which use, among the feasible uses, is the most
profitable use of the subject site.

The highest and best use of the land as if vacant and available for use may be different from the highest and best use of
improved property. This is true when the improvements do not constitute an appropriate use. The existing use will continue
unless and until land value in its highest and best use exceeds the sum value of the entire property in its existing use and the

cost to remove the improvements.

Since the appraisal of the subject property is based on a premise of use, the highest and best use analysis determines just what
this premise of use should be. A highest and best use analysis consists of considering the highest and best use of a property
under two assumptions:

(1) with a vacant and available site and
(2) with the property as improved.
These two assumptions on highest and best use are correlated into one final estimate of highest and best use.

As Vacant and Available

The first major aspect of the highest and best use analysis is considering the property as if it were vacant and available for
development. This assumption is made to determine whether the land alone is worth more than the existing property, as is. In
other words, this is the beginning benchmark to compare with the highest and best use of the property as is, to determine
whether the site is presently under-utilized.

T
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Client City of Jonesboro

Property Address 1029 Hope Ave

City Jonesboro County Craighead State AR Zip Code 72401
Appraiser Preston King

Possible Use - The physical aspects of the land impose the first constraints on any possible use of the property. The appraised
tract is a relatively rectangular shaped tract consisting of 15,000 +/- square feet. The site is level in topography and above street
grade. It has good access to public roadways. Based on the physical aspects of the land parcel, a variety of land uses are
possible.

Permissible Use - Based on research conducted, the subject is currently zoned R-2, Multi-Family Residential. This zoning
classification allows for all residential improvements. Specifically, this zoning allows for multi-family residential improvements.
There is determined to be a restriction on the number of units per acre of land. There are no known easements that would

negatively affect the development of the tract. In turn, residential uses would be possible and permissible.

Feasible Uses - The desirability for vacant land in the subject's immediate area is average to good based on the demand for
vacant sites and low supply available. Development in the subject’'s immediate neighborhood consists of mostly residential
improvements. It is my opinion that a residential use provides a positive net return to the land and, therefore, is considered
feasible.

Most Profitable Use - In the final analysis, a determination must be made as to which feasible use is the highest and best use of
the parcel as if vacant. Based on the current demand for vacant sites in the subject's immediate market area, if the site were
vacant and available, it is in the appraiser’s opinion that the highest and best use would be for multi-family residential
development.

Conclusion of Highest and Best Use
Based on the preceding analysis of the site, as vacant and available for development, it is the appraiser’s opinion that the highest

and best use for the subject property is for multi-family residential development.

T
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Photograph Addendum

Client City of Jonesboro

Property Address 1029 Hope Ave

City Jonesboro County Craighead Statt AR Zip Code 72401
Appraiser Preston King

Subject Lot Subject Lot

Subject Street Subject Street
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Comparable Photo Page

Client City of Jonesboro

Property Address 1029 Hope Ave

City County Craighead State AR Zip Code 72401
Appraiser
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Comparable 1
501 Cate Ave
Prox. to Subject 0.42 miles NW
Sale Price 52,360
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms

Location Res./Suburban
View

Site 11,900

Quality

Age

Comparable 2
1020 E Washington Ave
Prox. to Subject 0.06 miles S
Sale Price 69,500
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms

i
; Location Res./Suburban
g View
g! Site 15,000

Quality

Age

Comparable 3
511 Cate Ave
Prox. to Subject 0.41 miles NW
Sale Price 70,000
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms

Location Res./Suburban
View
Site 21,000
Quality
Age
=
Serial# B73BD5E9
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Engagement Email

11/19/23, 1:46 PM Gmail - Appraisal Request - Land Bank

M Gmall Preston King <ucprestonking@gmail.com>

Appraisal Request = Land Bank

Monica Pearcy <MPearcy@jonesboro.org> Thu, Aug 3, 2023 at 3:59 PM

To: Preston King <ucprestonking@gmail.com>

Hi Preston,

We would like appraisals for the properties listed below:

-315 Welch
-405/411 McDaniel
-812 Creath
-1025/1029 Hope

These are all potential donations to the Land Bank, please let me know if additional information is needed.

Thank you.

Best,
Monica Pearcy | Senior Planner

Department of Planning & Zoning
City of Jonesboro, AR
www.jonesboro.org
870.932.0406 office
870.530.4459 cell

NOTICE OF CONFIDENTIALITY

NOTICE OF CONFIDENTIALITY. The information transmitted herein is intended only for the person or entity to which it is addressed and may contain
confidential and/or privileged material. Any review, re-transmission, dissemination or other use of this information by anyone other than the
intended recipient is prohibited. If you receive this in error, please contact the sender and destroy all records of the transmission.

City of Jonesboro AR

https:/fmail.google.com/mailiu/1/7ik=d0f3c48b2b&view=pt&search=all&permmsgid=msg-f: 1773243181921895072&simpl=msg-f:1773243181921895072
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11/18/23, 10:44 PM

Parcel Detail Report

Basic Information
Parcel Number:
County Name:
Property Address:

Mailing Address:
Collector's Mailing Address :

Total Acres:
Timber Acres:
Sec-Twp-Rng:
Lot/Block:
Subdivision:
Legal Description:
School Disfrict:
Homestead Parcel?:
Tax Status:

Over 657:

Land Information
Land Type
RESHS

Valuation Information
Entry

Land:

Improvements:

Total Value:

Taxable Value:
Millage:

Estimated Taxes:
Assessment Year:
Tax Information

Year Book
2022 Current
2021 Current
2020 Current
2019 Current
2018 Current
2017 Delingquent
2016 Current
Receipts
Receipt # Book
39800 Current
28747 Current
32216 Current
29494 Current
28297 Current
1006307 Delinguent
36613 Current
32646 Current
Sales History

Quantity

1lo

[18,000 sq

Tax Year
2022
2021
2020
2019
2018
2017
2017
2016

ts
ft]

Parcel Card - Page 1

ARCountyData.Com - Parce| Detail Report

01-144173-09000
Craighead County

REDBIRD INVESTMENTS LLC
1025 & 1029 HOPE AVE
JONESBORO, AR

REDBIRD INVESTMENTS LLC
2404 AUTUMN DR
JONESBORO AR 72404-8056

REDBIRD INVESTMENTS LLC
2404 AUTUMN DR
JONESBORO, AR 72404-8056

https://www.arcountydata.com/parcel.asp?item=BAB548&parce|detail=noaerial&CountyCode=CRATAX

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Created: 11/18/2023 10:44:42 PM

0.00
0.00
17-14-04
PT 15/
PATRICKS 3RD ADD
PATRICKS 3RD ADDITION PT BLKT 15 150'X100"
J JB JONESBORO CITY
No
Taxable
No
Front Width Rear Width Depth 1 Depth 2 Quarter
120 120 150 150
Appraised Assessed
15,000 3,000
0 0
15,000 3,000
1,200
0.0412
$49.44
2023
Tax Owed Tax Paid Balance
$45.32 -$45.32 $0.00
$42.20 -$42.20 $0.00
$42.20 -542.20 $0.00
$42.20 -$42.20 $0.00
$42.20 -$42.20 $0.00
$34.60 -$34.60 $0.00
$42.20 -542.20 $0.00
ReceiptDate Cash Amt Check Amt Credit Amt Total
10/12/2023 $0.00 $3,265.22 $0.00 $3,265.22
9/19/2022 $0.00 $0.00 $2,583.84 $2,583.84
10/4/2021 $0.00 $0.00 $5,096.01 $5,096.01
10/2/2020 $0.00 $0.00 $582.10 $582.10
10/2/2019 $0.00 $3,236.32 $0.00 $3,236.32
5M17/2019 $0.00 $0.00 $220.22 $220.22
10/15/2018 $0.00 $2,834.16 $0.00 $2,834.16
10/13/2017 $0.00 $2,911.80 $0.00 $2,911.80
112
TR
Serial# B73BD5E9

esign.alamode.com/verify



Parcel Card - Page 2

11/18/23, 10:44 PM ARCountyData.Com - Parcel Detail Report

Filed Sold Price  Grantor Grantee Book Page Deed Type
12/2/2020 11/30/2020 0 MARMAC CONSTRUCTION LLC REDBIRD INVESTMENTS LLC ~ 2020R 027715 QCD(QUIT CLAIM DEED)
6/13/2013 6/13/2013 35,000 DARLING MICHAEL MARMAC CONSTRUCTION LLC JB2013R 011092 WD(WARRANTY DEED)
5/9/2013 5/9/2013 956 LAND COMMISSIONER DARLING MICHAEL JB2013R 008774 RD(REDEMPTION DEED)
4/4/2001 4/4/2001 35,000 POCAHONTAS DARLING 604 348 WD(WARRANTY DEED)
8/12/1999 8/12/1999 0 SMITH POCAHONTAS FED 579 954
https://www.arcountydata.com/parcel.asp?item=BAB548&parce|detail=noaerial&CountyCode=CRATAX

N

Serial# B73BD5E9
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Comparable Sales Map

Client City of Jonesboro

Property Address 1029 Hope Ave
City Jonesboro
Appraiser Preston King

County Craighead State Zip Code 72401
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City of Jonesboro
1029 Hope Ave
Jonesboro
Preston King

Client
Property Address

City
Appraiser
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MAP DATA

FEMA Special Flood Hazard Area: No
Map Number: 05031C0044C

Zone: X

Map Date: September 27, 1991
FIFS: 05031
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Location Map

Client City of Jonesboro

Property Address 1029 Hope Ave

City Jonesboro County Craighead Statt AR Zip Code 72401
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Aerial Map

Client City of Jonesboro
Property Address 1029 Hope Ave

City Jonesboro County Craighead Statt AR Zip Code 72401
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Aerial Map (Not a Legal Survey)
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Zoning Map (Not a Legal Survey)
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Preston King Qualifications - Page 1

A

PRESTONKING

APPRAISAL Co

PRESTON KING
Certified General Appraiser

Email: pkingappraisals@gmail.com
Mobile: 870-847-2375

Preston King Appraisal Company
1207 Cardinal Rd.
Jonesboro, AR 72401

LICENSES HELD

Certified General Appraiser in Arkansas #CG3948
Certified General Appraiser in Louisiana #APR.04984-CGA
Certified General Appraiser in Missouri #2023003244
Licensed Real Estate Broker in Arkansas

PROFESSIONAL AFFILIATIONS

Appraisal Institute — Candidate Member

American Society of Farm Managers & Rural Appraisers — Candidate Member
National Association of Realtors

Arkansas Auctioneers Association

EDUCATION
Arkansas State University
- Bachelor of Science in Finance 2012
- Bachelor of Science in Accounting 2013

COURSES TAKEN

- Basic Appraisal Principles, 30 hours, McKissock Online, 2013

- Basic Appraisal Procedures, 30 hours, McKissock Online, 2013

- USPAP, 15 hours, Appraisal Institute, Little Rock AR 2013

- Post Licensing 18 hours, Northeast Arkansas Real Estate School, Jonesboro AR 2014
- Residential Report Writing, RCI Enhancements, Russellville, AR 2014

- Income Approach, RCI Enhancements, Russellville, AR 2015

- The FHA Appraisal Course, Jacksonville, AR 2015

- Sales Comparison Approach, 15 hours, RClI Enhancements, Russellville, AR 2015
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Preston King Qualifications - Page 2

- Cost Approach & Site Valuation, 15 hours, McKissock Online, 2015

- 2016-2017 USPAP update, 7 hours, RCl Enhancements, Russellville, AR 2015

- Advanced Residential Applications & Case Studies, McKissock Online, 2016

- General Sales Comparison “B”, 15 hours, RCI Enhancements, Russellville, AR 2017
- Appraisal Subject Matter Electives, McKissock Online, 2017

- 2018-2019 USPAP update, 7 hours, RClI Enhancements, Jonesboro, AR 2018

- Rural Valuation Basics, 7 hours, Appraisal Institute, Little Rock, AR 2019

- General Appraiser Market Analysis & Highest and Best Use, McKissock Online, 2019
- 2020-2021 USPAP update, 7 hours, Appraisal Institute, Little Rock, AR, Dec. 2019
- Commercial Appraisal Review, 15 hours, McKissock Online, 2019

- General Report Writing & Case Studies, 30 hours, McKissock Online, 2021

- 2022-2023 USPAP update, 7 hours, RCI Enhancements, Jonesboro, AR 2021

- General Income Approach, 60 hours, McKissock Online, 2022

- Appraisal Institute Business Ethics, Online, 2023

- ASFMRA Business Ethics, Online, 2023
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Preston King License

STATE OF ARKANSAS

5 DEPag,

" An

APPRAISER LICENSING & CERTIFICATION BOARD

Attests that

Preston J King

On this date was certified as a

STATE CERTIFIED GENERAL APPRAISER

The Arkansas Appraiser Licensing and Certification Board hereby affirms that this Certification is issued in accordance
with all the requirements of Arkansas Code Annotated, Section 17-14-101 et seq., and subsequently adopted "Rules
and Regulations” and shall remain in force when properly supported by a current pocket identification card.

6/24/2022 CG-3948

Date Issued Certification Number
%L oy |

Chairman, AALCB
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Preston King Certification

_______________________________________________

ARKANSAS
APPRAISER LICENSING &
CERTIFICATION BOARD
This is to certify that
Preston King

License #: CG 3948

i has complied with the requirements of Arkansas ;
CDdE Section §17-14-201 et seq,; and is the holder nf
a valid certificate.
This card is for identification purposes only.

6/30/2024 Doe . Wheties
_ExpiraionDate _craman
T
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