
AGENDA 

Committee on Development and Planning 
November 26, 2025 at 3:30 PM 

 

 
Lansing City Hall, City Council Conference Room 

124 W. Michigan Avenue, 10th Floor 
To provide input or ask questions on any item that is listed on the agenda, 

members of the public may contact the City Council at city.council@lansingmi.gov or (517) 483-4177 prior to the meeting. 
To view the meeting live and participate in virtual public comment:  https://www.lansingmi.gov/1212/Council-Committee-Meetings 

 

 

 
Council Member Garza, Chairperson 
Council Member Hussain, Vice Chairperson 
Council Member Kost, Member 

1. Call to Order  
2. Roll Call  
3. Minutes  
 A. November 12, 2025 
4. Public Comment on Agenda Items (Up to 3 Minutes)  
5. Discussion/Action:  

 B. RESOLUTION - Appointment; Selina Mate: At-Large member: Historic 
District Commission; Term to Expire June 30, 2027 

 C. RESOLUTION - ACT-5-2025; Acquisition of Property, 600 block W. Fairfield 
Ave. for incorporation into Jones Lake Park 

 D. RESOLUTION - ACT-6-2025; Purchase of Property, 5400 block S. Waverly 
Rd. to extend South Lansing Pathway 

 E. RESOLUTION - SLU-1-2025; Special Land Use; 3011 Turner St., State 
Licensed Adult Foster Care Small Group Home 

 
F. RESOLUTION - Introduction and Set a Public Hearing; Z-1-2025; 3310 W. 

Mt. Hope Ave., Rezoning from "R-1" Residential District to "MFR" Multi-
Family Residential District 

 G. RESOLUTION - Introduction and Set a Public Hearing;  Z-3-2025; 117 Island 
Ave., Rezoning from “R-3” Residential to “MX-C” Mixed Use Urban Corridor  

6. Other  
7. Adjourn  
 
Persons with disabilities who need an accommodation to fully participate in these meetings should contact the City 
Council Office at 517-483-4177  (TTY 711) 24 hour notice may be needed for certain accommodations.  An attempt 
will be made to grant all reasonable accommodation requests. 
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DRAFT 

                                                                          
MINUTES 

Committee on Development & Planning  
Wednesday, November 12, 2025 @ 3:30 p.m. 

City Council Conference Room 
 
CALL TO ORDER   
Council Member Garza called the meeting to order at 3:30 p.m. 
 
PRESENT 
Council Member Jeremy Garza, Chair 
Council Member Adam Hussain, Vice Chair 
Council Member Ryan Kost, Member 
 
OTHERS PRESENT 
Sherrie Boak, Council Office Manager 
Greg Venker, OCA- arrived at 3:31 p.m. 
Selina Mate 
Andy Fedewa, EDP 
Kris Klein, LEDC 
Cris Rockwell, 1204 S Washington 
Emily Wilensky, 1204 S Washington 
Max Boortz, 414 Baker Street 
Loretta Stanaway 
Joanne Galloway 
Mr. Ulmquist 
Abby Deneau 
Jennifer Czeiszperger, City Assessor 
Charles English, Deputy City Assessor 
Val Magee 
Fay Ferguson 
Jesse Fraeman 
Bryan Dryer, EDP Deputy Director 
Erik Almquist 
Bob Pena 
Mike Ellis 
Theresa Ojibiway 
 
Minutes 
MOTION BY COUNCIL MEMBER HUSSAIN TO APPROVE OCTOBER 22, 2025, MINUTES AS 
PRESENTED.  MOTION CARRIED 3-0. 
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Public Comment 
Ms. Deneau spoke on future infrastructure in the City and opposition to the easement being 
requested by Consumers Energy. 
 
Ms. Galloway spoke in opposition to the easement being requested by Consumers Energy. 
 
Mr. Almquist spoke on behalf to maintain the trees proposed by being impacted by the Consumers 
Energy easement request. 
 
Ms. Stanaway spoke in opposition to the Consumers Energy easement being requested, and 
stated she has not seen anything new, that it be amended in the 3rd paragraph – “receiving 
permission from the owner by going through the legislative process at that time”.  She also 
recommended eliminating the sentence that allows Consumers into entering the owner’s property 
in the future to eliminate trees/brush/fence lines.  Ms. Stanaway spoke further into requesting that 
the cost of the tree replacement be double checked. 
 
Ms. Ojibaway concurred with Ms. Stanaway. 
 
Discussion/Action: 
RESOLUTION – Appointment; Selina Mate; At Large Member; Historic District 
Commission; Term to Expire June 30, 2027 
Not present at the time, so moved to the end of the meeting for deliberation. 
 
RESOLUTION - Set up a Public Hearing; OPRA District 323-327 S Washington Avenue 
Square. Wormwood LLC 
Ms. Magee and Ms. Ferguson presented their project. 
 
Mr. Klein stated this application is similar to other requests in front of Committee, and this is for 
the district with a certificate application coming at a later time. 
 
Ms. Magee first explained they are emerging local investors and looking to reinvest into Lansing.  
This business, Double J tattoo where they are looking at harboring a safe inclusive space.  They 
have already built strong support from community and are looking to expand into the downtown 
area.  This will allow a hub for growth of small business owners and expand. They plan to not only 
restore but expand and with current 6 artists plan to expand to 13.  The housing portion will be 
offered and enhance the area’s cultural environment.  It is two parcels, 3 store fronts with second 
stories. The tattoo shop will be two floors in the middle building, and the other two areas will have 
commercial on ground floor with residential on the second floor, with potential of 5 units total.  
Their goal is to have the business space occupied by October 2026. 
 
Council Member Hussain asked Mr. Klein on current structure conditions, and why it qualifies.  
Mr. Klein stated the buildings themselves are not for residential use, so this will require that they 
meet all the accessibility requirements, there are hazardous materials that will need to be 
addressed.   
 
Council Member Garza asked how long Baron Window Coverings has been out of business, and 
it was stated October 2023. 
 
Council Member Kost asked what the obsolete reason, is because it has an opportunity for 
housing that this not being utilized.  Mr. Klein stated that there is multiple factors, but to be used 
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for what it is intended for, there is 50% or more obsolete.  Becoming residential, functional as 
commercial puts it over the 50%. 
 
MOTION BY COUNCIL MEMBER HUSSAIN TO APPROVE THE RESOLUTION TO SET THE 
PUBLIC HEARING FOR DECEMBER 8, 2025 FOR THE OPRA DISTRICT FOR 323-327 S 
WASHINGTON AVENUE SQUARE.  MOTION CARRIED 3-0. 
 
Council Member Garza asked if they could attend the December 8th Council meeting, and they 
concurred. 
 
RESOLUTION-; OPRA DISTRICT; 1204 S Washington Ave; Lil Rock Ventures LLC  
Ms. Wilensky and Mr. Rockwell stated they had nothing more to add, except they still feel it is in 
line with the Master Plan, and believe that the community is beginning to thrive. 
 
Council Member Kost spoke in support of the project and what the proposed approach for that 
area of REO Town. 
 
MOTION BY COUNCIL MEMBER KOST TO APPROVE THE RESOLUTION FOR THE OPRA 
DISTRICT AT 1204 S WASHINGTON AVE FOR LIL ROCK VENTURES LLC.  MOTION 
CARRIED 3-0. 
 
RESOLUTION –OPRA DISTRICT; 414 Baker Street; Maximillian Boortz 
Mr. Boortz stated they had no further updates, and did extend the gratitude for the program for 
OPRA support, and an opportunity to redevelop older properties. 
 
Council Member Hussain spoke on OPRA Districts and other opportunities that can help advance 
these opportunities in the City. 
 
Council Member Kost spoke about the area and the tools that are getting used to utilize the 
building. 
 
MOTION BY COUNCIL MEMBER KOST TO APPROVE THE RESOLUTION FOR THE OPRA 
DISTRICT AT 414 BAKER STREET FOR MAXIMILLIAN BOORTZ.  MOTION CARRIED 3-0. 
 
RESOLUTION – ACT-3-2025; Utility Easement; 2020 and 2600 E Mount Hope Avenue for 
Consumers Energy 
MOTION BY COUNCIL MEMBER HUSSAIN TO REMOVE THIS ITEM FROM THE TABLE.  
MOTION CARRIED 3-0. 
 
Council Member Garza asked Mr. Kaschinske if he had responses to earlier questions, specific 
to funds and where the funds will go, and specially about a tree near by the Evergreen entrance 
near the Crego Park sign.  Mr. Kaschinske acknowledged the City forestry went onsite, and the 
tree that will be removed will be west of the campground entrance for Fenner, which has a large 
number of vines on it.  It will have to come down in the future, and is leaning into the Fenner 
property.  There appears to be no effect to that tree sent to Committee near the Crego sign. There 
is a minimum of 10’-36’ that would compromise a tree, and that would not.  In terms of funds, 
funds go to GF unless enterprise situations, and the cemetery is an enterprise.  There is one tree 
on cemetery property, which is uprooted along with footage of Evergreen, and that portion was 
divided out from the cost will go to the enterprise fund.  From the last meeting, “who does this line 
effect”; what they call the 1026 natural gas transmission line services tens of thousands 
customers in Lansing and East Lansing.  They cannot give exact number because they are looped 
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to multiple lines that serve the area jointly, along the MSU Power Plant (Simons Plant), is one of 
the largest draws, and if this is not done, the plant would have to be shut down.  This is replacing 
the current pipeline, with new to last decades.  There is a tree removal west of Fenner, which is 
the area where boring under. 
 
Council Member Garza asked Mr. Venker to speak about the future work concern.  Mr. Venker 
stated he spoke to Consumers Energy with language and would follow up after the meeting with 
that language to Committee but read it as it state.  What gets added, which he has in written 
confirmation from Consumers, under “shall not plan trees, not withstanding anything to the 
contrary, after pipeline is in place, they will not trim or remove any trees in the area, without 
Council Resolution, and only apply as long as City remains owner of the property.  They also 
request it be stated that said resolution shall not be unreasonably held or conditionally delayed or 
withheld; Council would have to have a reason to say no.  Language in “restoration” which was 
added is coming out, because it speaks to City land and this is a specialized approach with 
directional borings.   
 
Mr. Kaschinske added that per the earlier question, there is $2,225 for the portion for the tree 
removal at Evergreen. ($500 for the tree and $1725 for restoration).  Mr. Venker stated the 
resolution has to be amended to reflect that going into the enterprise fund. 
 
Council Member Hussain asked with the easement and agreement held in place, can they 
potentially remove any tree prior to having the project done.  Mr. Kaschinske stated they have 
agreed to trees that are marked, and that the tree in question is not marked.  Council Member 
Hussain asked if it could specific, and Mr. Venker stated they cannot remove without City 
approval.  Mr. Kaschinske stated theses are trees they met on site, and marked mutually, and the 
line is going back and forth to avoid certain trees.  Mr. Venker stated the only way to document in 
that easement would be to categorize each tree. 
 
Council Member Kost asked about a tree during construction.  Mr. Kaschinske stated the fence 
in not being removed, for example, they will have to come to him to discuss before any removals; 
fence or trees, are removed.  If it comes to a tree, they will have forestry there as well. 
 
Council Member Hussain asked if they giving the latitude to the director or the Mayor, and Mr. 
Kaschinske stated since he has been before Council enough, he would not make a decision 
without speaking to Council, he would not make decisions.  He reiterated that they walked this 
with Consumers multiple times, and they are very clear. 
 
Mr. Venker stated that the resolution will be amended for the Finally be it resolved will be Be it 
Further Resolved and Finally Resolved  that the proceeds of $2,225 shall be received into the 
cemetery enterprise fund.  Mr. Venker stated they can vote today pending the final language, and 
his office can continue working on the language.  It was lastly confirmed the remaining funds will 
go to Fenner.  Mr. Venker stated they can vote today and he can work on the final language. 
 
Ms. Stanaway asked what happens to the brush line.  Mr. Kaschinske stated some will come out 
to clear a visual line for construction.    
 
MOTION BY COUNCIL MEMBER HUSSAIN TO APPROVE THE AMENDED RESOLUTION 
FOR ACT-3-2025; CONSUMERS ENERGY EASEMENT; 2020 AND 2600E MOUNT HOPE 
AVENUE UNDERSTANDING THE LANGUAGE WILL BE FINALIZED BEFORE THE MONDAY 
COUNCIL MEETING NOVEMBER 17, 2025.  MOTION CARRIED 3-0. 
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RESOLUTION – Set a Public Hearing; Payment in Lieu of Taxes (PILOT); Pinebrook Manor, 
5911 S Waverly 
Council Member Kost stepped out of the meeting at 4:20 p.m. 
 
There was a presentation provided by Standard Communities. 
 
Council Member Kost returned to the meeting at 4:21 p.m. 
 
The presentation spoke on the property of 136 units, which is 100% Section 8 and built in 1971.  
They have a local contractor and will bid out to local sub-contractors.  The current site does not 
have a lot of amenities and so will be adding a park and BBQ area.  They are on track to close in 
February 2026.  The presentation included examples of other properties they have renovated. 
 
Council Member Garza asked for confirmation on the 45 year 6.6% PILOT and it was confirmed. 
 
Mr. English, Deputy Assessor referred to the memo, it stated the Assessing provided a tax impact 
statement and appendix.  The proposed agreement does not include utilities at this time, because 
initially when proposed 6%, the developer could do without excluding utilities, so now it is a 6.6% 
because it now captures the utilities being collected.  Because they are purchasing in 2026, it will 
not uncap until 2027, and PILOT not into effect until 2027.  If not in effect 2027 they would see 
their taxes double from 148,000 to almost 300,000 for annual tax burden.  Mr. Venker stated that 
there was a question on their closing, the ordinance does have the tax year as 2027. 
 
Council Member Kost stated in the presentation, it projects the City will get more taxes in the 
future then now.  Mr. English stated it is hard to project that far out, and can’t even project to 2027 
because do not have the inflation rate.  Can only roughly estimate because inflation is 3% per 
year.  They are looking at their taxable value, and over the years, the presentation is not reflecting 
because of the uncapping and inflation.  Presenter, the presentation does not contemplate the 
uncapping.  The PILOT is a function of rents, and in portfolio it grows around 3%, and for bottom 
line used average, it is just a comparison from 1.4% - 3%. 
 
Council Member Kost stated that to start with the cap will come off, and then go off.  English – the 
cap will come off in 2027 and the tax will go up, but if PILOT in place it will not.  And in absence 
of transfer of ownership, the projection in the presentation does look accurate. 
 
Council Member Kost asked about the examples, if those areas had similar programs they used, 
and it was stated they changed their percentage based on if they qualified. 
 
Council Member Garza asked about the areas where their other project were, and were informed 
Roseville, Kalamazoo, Detroit, and Dearborn, and those are in the similar timeline as this, but 
they are doing their due diligence, no construction yet. 
 
Mr. English stated he recently inspected this, and it is in need of rehab, and dilapidated 
maintenance, and the residents are in need of low income housing. 
 
Council Member Garza asked if tenants would be misplaced, and was informed that they will have 
hospitality units during the day for tenants, and remodeling during the day, but will go back to their 
unit, but it will depend on where vacant units are. 
 
Council Member Kost asked assessing if there was a PILOT prior, and he was told no.  Council 
Member Kost asked if there is a change in rent now to this PILOT, and the Committee was 
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informed HUD approves what rents will be after they close, by market, but what the tenant will 
pay does not, they pay 30% of their income.  They will expand this 20-30 years for affordability, 
the tenant rent changes only if their income changes, and the examples of projects in the 
presentation are 100% section 8. 
 
Council Member Hussain asked if they did this in other communities, without PILOT and the 
applicants stated they could provide that. 
 
Council Member Kost asked why 6.6%, if that makes it affordable, and if they do not get it, would 
this project not work, and the applicants confirmed that statement. 
 
Mr. English stated they cannot collect on the PILOT under the current tax load. Mr. Venker added 
that is whichever is lower; PILOT or ad velarium. 
 
Council Member Kost asked if it stay as is, instead of 45 years, what is tax revenue losing out on.  
Ms. Czeiszperger stated that is hard to calculate out 45 years, and Mr. English added that there 
could be a significant amount, but now talking about purchase, if they don’t purchase the property 
is stuck at 3% inflation.  Dependent on the rent, and hard to predict now. 
 
The Committee asked if it is not 6.6% would they proceed, and they stated no. 
 
Council Member Kost asked how many PILOT’s are in the City currently and Ms. Czeiszperger 
stated 31 PILOTS and Mr. English stated he could provide a breakdown. 
 
Council Member Hussain asked what their vision was for onsite management moving forward.  
The applicants stated it will probably be KMG Management. 
 
Council Member Kost asked if any of the applicants live in Michigan, and they stated they do not, 
and live in Chicago. 
 
MOTION BY COUNCIL MEMBER HUSSAIN TO APPROVE THE RESOLUTION TO SET THE 
PUBLIC HEARING FOR DECEMBER 8, 2025 FOR THE PILOT AT PINEBROOK MANOR, 5911  
S WAVERLY.  MOTION CARRIED 3-0. 
 
OTHER 
Council Member Garza stated that since Ms. Mate had not arrived they would move that agenda 
item to the next meeting, November 24, 2025. 
 
ADJOURN 
Adjourned at 4:45 p.m. 
Submitted by, Sherrie Boak, Recording Secretary,  
Lansing City Council 
Approved by the Committee on  
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BY THE COMMITTEE DEVELOPMENT & PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
WHEREAS, the Mayor has made the recommendation for the appointment of Selina Mate 
as an At-Large member of the Historic District Commission for a term to expire June 30, 
2027; and 
 
WHEREAS, the Mayor’s office has confirmed with this resolution, that they have vetted 
the applicant based on the original application and believes that the applicant meets the 
qualifications as required by the City Charter; and 
 
WHEREAS, the Committee on Development & Planning met on November 26, 2025 and 
took affirmative action. 
 
NOW, THEREFORE, BE IT RESOLVED that the Lansing City Council, hereby, confirms 
the appointment of Selina Mate as an At-Large member of the Historic District 
Commission for a term to expire June 30, 2027. 
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Act-5-2025, 0 W Fairfield Ave., Acquisition of Property - STAFF REPORT

1 For City Council 11-6-2025

An Act 33 Review is a planning level review of the location, character, and extent of public
improvements and City property transactions.  Act 33 Reviews are conducted by the City of
Lansing pursuant to the provisions of the Michigan Planning Enabling Act (P.A. 33 of 2008) and
Section 208 of the Lansing Code of Ordinances. 

APPLICANT/OWNER Glenn & Elaine Secor
4401 Ensign Court
Destin, FL 32541

PROPOSAL:  Accept donation of real property and incorporation into
Jones Lake Park

PARCEL( S): 600 block W Fairfield Ave., PID # 33-01-01-04-108- 042

EXISTING LAND USE Use: vacant

ZONING: Zoning: R-1 Residential

PROPERTY SIZE AND SHAPE: Irregular ~ 293’ width, ~ 153’ depth. 

31,624 square feet, 0.73 acres

SURROUNDING ZONING North: R-1 Residential, Jones Lake Park
LAND USE South: R-1, Residential, single-family residential

West: n/a, Jones Lake
East: R-1 Residential, Jones Lake Park

ANALYSIS

BACKGROUND: 

Mr. Glenn Secor has requested to donate real property to the City of Lansing for incorporation into
Jones Lake Park, which surrounds the subject parcel on the north and east sides. Most of the
property is an established wetland ( Exhibit A). The City captured approximately only $ 108-

130/ year in property taxes for the last five years. The applicant did not provide any additional

information about the background of the property or their ownership through the years. 

LOCATION:  

Jones Lake is located in the far north of the City at the border with Dewitt Township. Jones Lake

Park is accessible via Northdale Rd. off of Sheridan Rd. The subject property is at the dead end of

W Fairfield Ave. to the south and makes up approximately 170 feet of the waterfront. 

CHARACTER: 

The subject parcel is mostly wetland, making it inappropriate for development. Historic aerials

show the property to be vacant as far back as 1955. The Parks and Recreation Department plan to

keep the property natural for environmental preservation. 
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Act-5-2025, 0 W Fairfield Ave., Acquisition of Property - STAFF REPORT

2 For City Council 11-6-2025

EXTENT: 

The extent of the acquisition is 0.73 acres, increasing the total size of Jones Lake Park to 3.4 acres. 

AGENCY REFERRALS

Lansing Board of Water and Light (BWL) 

No comment received. 

Public Service Department: 

Dan Danke, Engineer) If Public Service paves the gravel street or does other street

drainage improvements, it will provide a place to outlet the drainage.  Please note that

paving or drainage improvements are not anticipated in the next five years. 

The site is not serviced by public sanitary sewer.  If sanitary service is required, it will
require a grinder pump. 

Though not anticipated at this time, it would be good to reserve part of the property for

the future construction of a turnaround

Mitch Whisler, Transportation) Transportation has no concerns. It should be noted that
the area is on the National Wetlands Inventory and may impact future development if
desired. 

Lansing Fire Department: 

No comment received.  

Lansing Building Safety Office: 

No objection. 

Lansing Development Office

No objection. 

Lansing Parks and Recreation Department

Supportive of donation and acquisition. 

STAFF RECOMMENDATION

Staff recommends approval of Act-5-2025 as proposed, to support the goals and operations of
the Parks and Recreation Department. 

Respectfully submitted, 

Andy Fedewa, Planner
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Act-5-2025, 0 W Fairfield Ave., Acquisition of Property - STAFF REPORT

3 For City Council 11-6-2025

Aerial
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Act-5-2025, 0 W Fairfield Ave., Acquisition of Property - STAFF REPORT

4 For City Council 11-6-2025

Exhibit A
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BY THE COMMITTEE ON DEVELOPMENT AND PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
Act-5-2025, W Fairfield Ave., Acquisition of Property 
 
WHEREAS, Glenn and Elaine Secor have requested to sell a parcel of real property, 0 
West Fairfield Avenue, Parcel Identification Number 33-01-01-04-108-042, to the City of 
Lansing; and 
 
WHEREAS, the property is approximately 31,624 square feet and currently vacant 
wetland; and 
 
WHEREAS, the property will be combined with Jones Lake Park, increasing the park to 
3.4 acres; and  
 
WHEREAS, the agreed upon purchase price is One Dollar ($1.00); and 
 
WHEREAS, Glenn and Elaine Secor will pay the closing costs; and 
 
WHEREAS, on November 5, 2025, the Planning Commission reviewed the location, 
character, and extent of the proposal in accordance with its Act 33 Review procedure, 
and voted unanimously 7-0 to recommend approval of Act-5-2025, 0 W Fairfield Ave., 
Acquisition of Property; and 
 
WHEREAS, the Committee on Development and Planning has reviewed the report and 
recommendation of the Planning Commission and concurs therewith. 
 
NOW THEREFORE BE IT RESOLVED, the Lansing City Council hereby approves Act-
5-2025, and approves the acquisition of property legally described as: 

COM 215 FT W OF SW COR LOT 62, TH N 09DEG 15MIN E 110 FT, N 81DEG 
45MIN W 207 FT, S 45DEG 46MIN W 135 FT, S'LY ALONG N'LY LINE 
FAIRFIELD AVE EXT'D 311 FT TO BEG; FAIRFIELD GARDENS SUB 
 

From Glenn and Elaine Secor for a sum not-to-exceed One Dollar ($1.00). 
 
BE IT FINALLY RESOLVED, that the Mayor, on behalf of the City, is authorized to 
execute all documents necessary to complete this transaction, subject to the prior 
approval as to content and form by the City Attorney. 
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Act-6-2025, 0 S Waverly Rd., Purchase of Property - STAFF REPORT

1 For City Council 11/6/2025

An Act 33 Review is a planning level review of the location, character, and extent of public
improvements and City property transactions.  Act 33 Reviews are conducted by the City of
Lansing pursuant to the provisions of the Michigan Planning Enabling Act (P.A. 33 of 2008) and
Section 208 of the Lansing Code of Ordinances. 

APPLICANT Lansing Parks and Recreation Department

PROPOSAL:  Purchase of real property

OWNER Lansing Christian Center Church
5640 S Waverly Rd. 
Lansing, MI

PARCEL( S): 5400 block S Waverly Rd., PID # 23-50-80-01-282- 004

EXISTING LAND USE Use: vacant

ZONING: Zoning: R-1 Residential

PROPERTY SIZE AND SHAPE: Rectangular, irregular ~ 2607 width, ~ 602 depth. 

1,531,316 square feet, 35.2 acres (Assessing) 
1,448,806 square feet, 33.26 acres (Appraisal) 

SURROUNDING ZONING North: R-MX, MFR, Multi-Family Residential
LAND USE South: R-1, Residential, vacant

West: Windsor Township, vacant
East: R-1 Residential, single-family residential

ANALYSIS

BACKGROUND: 

The Parks and Recreation Department has requested to purchase 35.2 acres of real property by
utilizing the State of Michigan – Natural Resources Trust Fund grant. The department plans to

leave the area a natural woodland, except for a new non- motorized multi- use path to extend the

South Lansing Pathway. This extension would connect nearby residential developments

immediately to the north and the existing trail- lines. The Parks and Recreation Department plans

to partner with neighboring municipalities to close the loop and connect trails with Fine, Fulton, 

and Hunters Ridge parks in the City. They also hope to connect to the Grand River and Anderson

Park in Delta Township. 

The City received approximately $ 13,000 - $ 16,000 in property taxes per year for the last five

years. 

An appraisal was conducted May 14, 2025 and valued the property at $450, 000. 

Conditions of the grant require the City to put up a 26% match, $117,000, plus closing costs. 
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Act-6-2025, 0 S Waverly Rd., Purchase of Property - STAFF REPORT

2 For City Council 11/6/2025

LOCATION:  

The subject property is located in the far southwest side of the City along S Waverly Rd. at the
border with Windsor Township. This parcel is within Eaton County. Purchase and use of the parcel
would allow the City to extend an important trailway without having to buy access to the
Consumers Energy parcel to the south. 

CHARACTER: 

The subject parcel is almost completely woodland. Historic aerials show the property to be vacant
as far back as 1955 and appears to be farmland prior to 1980. The Parks and Recreation Department
plan to keep the property natural for environmental preservation. 

EXTENT: 

The extent of the purchase is 35.2 acres. 

AGENCY REFERRALS

Lansing Board of Water and Light ( BWL) 

No comment received. 

Public Service Department: 
Mitch Whisler, Transportation) Transportation has identified the need to connect the

city’s non-motorized infrastructure to adjacent communities. The acquisition of this
parcel combined with an upcoming safety project that extends the non-motorized network
along Waverly and along Jolly roadways will improve the viability of making a
connection to Delta Township and Eaton County in the southwest quadrant of the City.  

Dan Danke, Engineer) The property was once crossed by the NYCRR.  It appears the

ROW reverted to the adjacent property owners. 

The property is crossed by the Keller Drain, which is under the jurisdiction of the Eaton

County Drain Commissioner.  I have attached a location map of the drain [ Exhibit A]. It

is a tile drain rather than an open ditch.  Public Service does not have documentation on
the width of the easement, the size of the tile or the depth of the tile.  It is recommended
that the Eaton County Drain Commissioner be contacted for that information. 

Public Service has sanitary sewer available in Waverly Road, but gravity service to

Waverly Road is unlikely – a grinder pump would be required.  Public sanitary and storm

sewer is not available in the developments to the north of the property. 

Andy Kilpatrick, Director) I don’ t believe this acquisition would impact the
infrastructure overseen by the Public Service Department.  The parcel would provide

option to extend the South Lansing Pathway on City owned property as opposed to

negotiating a license along the adjacent Consumer Energy utility corridor.   
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Act-6-2025, 0 S Waverly Rd., Purchase of Property - STAFF REPORT

3 For City Council 11/6/2025

Lansing Parks and Recreation Department

Applicant department

Eaton County Drain Commissioner

The Keller drain looks to be 12” closed drain pipe in that particular stretch.  Also there is

an 80’ Easement (Right of Way) = 40’ on either side of it.  That means no permanent
structures can be built or placed there without Eaton County Drain Office permission or

an encroachment agreement. There looks to be a recorded description at the Register of

Deeds.  Refer to Liber 52 pages 279- 296. If you need further information with this topic

please reach out to our Deputy Drain Commissioner, Marcus Service or our Drain

Inspector John Loranger.   

STAFF RECOMMENDATION

Staff recommends approval of Act-6-2025 as proposed, to support the goals and operations of

the Parks and Recreation Department. 

Respectfully submitted, 

Andy Fedewa, Planner
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Aerial
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Exhibit A
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Lansing, Ingham County, Michigan 48911

Report Date: May 14, 2025

FOR: 

City of Lansing
Mr. Greg Satterfield

Department of Parks and Recreation - Administration
200 N Foster Avenue

Lansing, MI 48912

Valbridge Property Advisors | 
Southern Michigan

2127 University Park Drive, Suite 390
Okemos, Michigan 48864
517 336-0001 phone Valbridge File Number: 
517 336-0009 fax MI01-25-0104
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May 14, 2025

Mr. Greg Satterfield
Department of Parks and Recreation - Administration
City of Lansing
200 N Foster Avenue
Lansing, MI 48912

RE: Appraisal Report
Vacant Land, South Waverly Road, Lansing, Ingham County, Michigan 48911

Dear Mr. Satterfield: 

In accordance with your request, an appraisal of the above referenced property was performed. This
appraisal report sets forth the pertinent data gathered, the techniques employed, and the reasoning
leading to the value opinions. This letter of transmittal does not constitute an appraisal report and
the rationale behind the value opinion(s) reported cannot be adequately understood without the
accompanying appraisal report. 

The subject property, as referenced above, is located west side of S Waverly Road and is further
identified as tax parcel number 23- 50- 80- 01- 282- 004. The subject site is a 33.26-acre or 1,448,806-
square- foot parcel. The subject property consists of 33.26 acres of vacant land off S Waverly Road. 
The subject has average functional utility and competitive rating.  

The analyses, opinions, and conclusions were developed, and this report was prepared in conformity
with the Uniform Standards of Professional Appraisal Practice ( USPAP) of the Appraisal Foundation; 
the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute; and
the requirements of our client. 

The client in this assignment is City of Lansing and the intended user of this report is The City of
Lansing and no others. The intended use is for internal decision- making purposes. The value
opinions reported herein are subject to the definitions, assumptions, limiting conditions, and
certifications contained in this report.  
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The findings and conclusions are further contingent upon the following extraordinary assumptions
and/ or hypothetical conditions, the use of which might have affected the assignment results: 

Extraordinary Assumptions: 
None

Hypothetical Conditions: 
None

Based on the analysis contained in the following report, our value conclusions are summarized as
follows: 

This letter of transmittal is not considered valid if separated from this report and must be accompanied
by all sections of this report, as outlined in the table of contents, in order for the value opinions set
forth above to be valid. 

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 # 1205005950
jhartman@valbridge. com

Cameron M. Clark
Certified General Real Estate Appraiser
State of Michigan, License # 1205075247
cclark@valbridge. com

JTH:CMC/ mns
File # MI01- 25- 0104

Value Conclusion

Component As Is
Value Type Market Value

Real Property Interest Fee Simple

Effective Date of Value May 1, 2025

Value Conclusion $ 450,000
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Summary of Salient Facts

Property Identification
Property Name Vacant Land
Property Address South Waverly Road

Lansing, Ingham County, Michigan 48911
Latitude & Longitude 42.677419, - 84.605956
Census Tract 6931.02
Tax Parcel Number 23- 50-80- 01-282- 004
Property Owner Lansing Christian Center Church

Site
Zoning Suburban Residential ( R3)
FEMA Flood Map No. 26065C0136D
Flood Zone X
Gross Land Area 33.260 acres
Usable Land Area 33.260 acres

Valuation Opinions
Highest & Best Use - As Vacant Residential
Reasonable Exposure Time 12 to 24 months
Reasonable Marketing Time 12 to 24 months

Value Indications

Approach to Value As Is
Sales Comparison $ 450,000

Cost Not Developed

Income Capitalization Not Developed

Value Conclusion

Component As Is
Value Type Market Value

Real Property Interest Fee Simple

Effective Date of Value May 1, 2025

Value Conclusion $ 450,000
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Aerial View
AERIAL VIEW
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Location Map

Page 54 of 171



VACANT LAND, SOUTH WAVERLY ROAD, LANSING, INGHAM COUNTY, MICHIGAN
INTRODUCTION

2025 VALBRIDGE PROPERTY ADVISORS | SOUTHERN MICHIGAN PAGE 5

Introduction

Client and Intended Users of the Appraisal
The client in this assignment is City of Lansing and the intended user of this report is The City of
Lansing. Under no circumstances shall any of the following parties be entitled to use or rely on the
appraisal or this appraisal report: 

i. The borrower( s) on any loans or financing relating to or secured by the subject property, 

ii. Any guarantor( s) of such loans or financing; or

iii. Principals, shareholders, investors, members or partners in such borrower( s) or
guarantors. 

Intended Use of the Appraisal
The intended use of this report is for internal decision- making purposes. 

Real Estate Identification
The subject property is located at South Waverly Road, Lansing, Ingham County, Michigan 48911. 
The subject property is further identified by the tax parcel number 23-50-80-01-282-004.  

Legal Description
COM 173.58 FT N OF E 1/ 4 COR, TH W 2640 FT, N 601.92 FT, E 2465.3 FT, S 150 FT, E 175 FT, S 227.05
FT, W 200 FT, S 100 FT, E 200 FT, S 124.87 FT TO BEG; SEC 1 T3N R3W, CITY OF LANSING. 
Land Division Act Information

Use of Real Estate as of the Effective Date of Value
As of the effective date of value, the subject was vacant land. 

Use of Real Estate as Reflected in this Appraisal
The as is opinion of value for the subject property reflects use as vacant land. 

Ownership of the Property
According to Assessing records, title to the subject property is vested in Lansing Christian Center
Church.  

History of the Property
Ownership of the subject property has not changed within the past three years. 
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Type and Definition of Value
The appraisal problem is to develop an opinion of the market value of the subject property. Market
value is defined as the most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale with the buyer and seller each acting prudently, 
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 interest; 

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 sale1

Please refer to the Glossary in the Addenda section for additional definitions of terms used in this
report. 

Valuation Scenarios, Property Rights Appraised, and Effective Dates of Value
Opinions of value for the subject property were developed under the following valuation scenarios: 

Date of Report
The date of this report is May 14, 2025. 

List of Items Requested but Not Provided
None

Assumptions and Conditions of the Appraisal
This appraisal assignment and the opinions reported herein are subject to the General Assumptions
and Limiting Conditions contained in the report and the following extraordinary assumptions and/ or
hypothetical conditions, the use of which might have affected the assignment results. 

Extraordinary Assumptions
None

Hypothetical Conditions
None

1 FIRREA Code of Federal Regulations, Title 12,  Part 34 Subpart C - 34.42, 1990; also Interagency Appraisal and
Evaluation Guidelines, Federal Register / Vol.75, No. 237, 2010

Valuation Scenario Effective Date of Value

As Is Market Value of the Fee Simple Interest May 1, 2025
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Scope of Work
The elements addressed in the Scope of Work are ( 1) the extent to which the subject property is
identified, ( 2) the extent to which the subject property is inspected, ( 3) the type and extent of data
researched, ( 4) the type and extent of analysis applied, (5) the type of appraisal report prepared, and
6) the inclusion or exclusion of items of non- realty in the development of the value opinion. These

items are discussed as below.  

Extent to Which the Property Was Identified
The three components of the property identification are summarized as follows: 

Legal Characteristics - The subject was legally identified via assessing records. 

Economic Characteristics - The subject property economic characteristics were identified via
market participant surveys, our company database, conversations with City/ County officials,  
and/ or third party sources. 

Physical Characteristics - The subject property physical characteristics were identified via
Property inspection, city records. 

Extent to Which the Property Was Inspected
An appraisal inspection of the subject property an appraisal inspection that consisted of exterior
observations only due to the nature of the property was completed on May 1, 2025.  

Type and Extent of Data Researched
The following data was researched and analyzed: ( 1) market area data, (2) property -specific market
data, ( 3) zoning and land-use data, and ( 4) current data on comparable listings and transactions. 
Professionals familiar with the subject market/ property type were also interviewed.  

Type and Extent of Analysis Applied (Valuation Methodology) 
Surrounding land use trends, the condition of any improvements, demand for the subject property, 
and relevant legal limitations were observed in the process of concluding a highest and best use for
the subject property. The subject property was then valued based on the highest and best use
conclusion. 

There are four primary methods available to develop a land value estimate: ( 1) sales comparison, ( 2) 
land residual method, ( 3) ground rent capitalization, and ( 4) subdivision development method
discounted cash flow). While other methods, such as extraction and allocation, are applicable under

limited conditions, one or more of these approaches are used in most circumstances to derive an
indication of land value.  

Sales Comparison Approach - In the sales comparison approach, value is indicated by recent
sales and/ or listings of comparable properties in the market, with the appraiser analyzing the
impact of material differences in both economic and physical elements between the subject
and the comparables. 
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Direct Capitalization: Land Residual Method - The land residual methodology involves
estimating the residual net income to the land by deducting from total potential income the
portion attributable to the improvements, assuming development of the site at its highest
and best use. The residual income is capitalized at an appropriate rate, resulting in an
indication of land value. 

Direct Capitalization: Ground Rent Capitalization – A market derived capitalization rate is
applied to the net income resulting from a ground lease. This can represent the leased fee or
fee simple interest, depending on whether the income potential is reflective of a lease in
place or market rental rates. 

Yield Capitalization: Subdivision Development Method – Also known as discounted cash flow
analysis ( DCF), the methodology is most appropriate for land having multiple lot
development in the near term as the highest and best use. The current site value is
represented by discounting the anticipated cash flow to a present value, taking into
consideration all necessary costs of development, maintenance, administration, and sales
throughout the absorption period. 

All of these approaches to value were considered. The availability of data and applicability of each
approach to value within the context of the characteristics of the subject property, along with the
needs and requirements of the client, were assessed. Based on this assessment, the sales comparison
approach was developed. The Income Capitalization Approach was not used because market
participants rarely employ the Income Approach in their buy/ sell decisions for a property like the
subject. The exclusion of this approach does not weaken the validity of the appraisal conclusions. The
specific methods and analysis of each approach are further discussed in the respective valuation
sections. 

Appraisal Conformity and Report Type
The analyses, opinions, and conclusions were developed and this report was prepared in conformity
with the Uniform Standards of Professional Appraisal Practice ( USPAP) of the Appraisal Foundation; 
the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute; and
the requirements of our client. This is an Appraisal Report as defined by the Uniform Standards of
Professional Appraisal Practice under Standards Rule 2-2a.  

Personal Property/FF& E
All items of non- realty are excluded from this analysis. The opinion of market value developed herein
is reflective of real estate only. 
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Regional and Market Area Analysis
REGIONAL MAP

OVERVIEW

The subject is located in Lansing, in Ingham County. It is part of the Lansing- East Lansing MSA.  

Population
Population characteristics relative to the subject property are presented in the following table.  

Transportation
Major transportation routes in the larger area include I-96 and Jolly Road.  

Population
Compound

Annual 
Compound

Annual 
Area 2020 - 2023 2023 - 2028
United States 331,449,520 335,707,897 0.43% 343,238,675 0.44%

Michigan 10,077,331 10,070,141 - 0.02% 10,025,714 - 0.09%

Lansing- East Lansing, MI (MSA) 473,203 474,206 0.07% 470,460 - 0.16%

Eaton County 109,175 109,168 0.00% 108,155 - 0.19%

Lansing city 5,003 5,199 1.31% 5,081 - 0.44%
Lansing city 112,644 113,638 0.29% 112,209 - 0.25%

Source: ESRI ( ArcGIS)

Census
Population

2020)

Current
Population

2023)

Projected
Population

2028)
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Employment
Employment by industry for the MSA is presented in the following chart: 

Unemployment
The following table exhibits current and past unemployment rates as obtained from the Bureau of
Labor Statistics. Overall, the region compares unfavorably to the state and the country. 

Employment by Industry for Eaton County  -  Source: ESRI ( ArcGIS)

0% 2% 4% 6% 8% 10% 12% 14% 16% 18%

Agriculture/ Forestry/ Fishing/ Hunting

Mining/ Quarrying/ Oil & Gas Extraction

Construction

Manufacturing

Wholesale Trade

Retail Trade

Transportation/ Warehousing

Utilities

Information

Finance/ Insurance

Real Estate/ Rental/ Leasing

Professional/ Scientific/ Tech Services

Management of Companies/ Enterprises

Admin/ Support/ Waste Management Services

Educational Services

Health Care/ Social Assistance

Arts/ entertainment/ Recreation

Accommodation/ Food Services

Other Services ( excl Public Administration)

Public Administration

Unemployment Rates
Area YE 2020 YE 2021 YE 2022 YE 2023 YE 2024 2025¹

United States 8.1% 5.3% 3.6% 3.6% 4.0% 3.9%

Michigan 10.0% 5.7% 4.2% 3.9% 4.7% 5.7%

Lansing- East Lansing, MI (MSA) 7.7% 5.1% 4.2% 3.8% 4.4% 5.1%

Ingham County, MI 7.9% 5.4% 4.3% 3.9% 4.5% 5.3%

Lansing city, MI 10.1% 6.9% 5.6% 5.1% 5.9% 6.9%
Source: www.bls.gov data not seasonally adjusted;   ¹April - most recent for US, others lag by 1-2 mos.)
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Median Household Income
Total median household income for the region is presented in the following table. Overall, the
subject’ s MSA and county compare unfavorably to the state and the country. 

Income
2023 Median 2023 Average 2023 Per Capita

Area HH Income HH Income Income

United States $ 72,233 $ 104,831 $ 41,000

Michigan $ 71,476 $ 99,903 $ 40,752

Lansing- East Lansing, MI (MSA)$ 69,718 $ 92,959 $ 38,278

Eaton County $ 73,816 $ 92,409 $ 38,432
Lansing city $ 48,808 $ 65,168 $ 25,763

Lansing city $ 51,636 $ 65,691 $ 29,181

Source: ESRI (ArcGIS)
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City and Neighborhood Analysis
NEIGHBORHOOD MAP

OVERVIEW

The subject is located in Lansing in Ingham County. The far southwest area of Lansing is
characterized by multi- family and residential development. 

Neighborhood Location and Boundaries
The subject neighborhood is located in the southwest section of Lansing. The area is suburban in
nature. The neighborhood is bounded by Jolly road to the north, Pleasant Road Grove to the east, I-
69 to the south, and Williams Road to the west. 

Transportation Access
Within the immediate area of the subject property, transportation access helps define the character
of its development. Major travel and commuter routes within the area of the subject property include
Jolly Road and Waverly Road.  Access to the area is considered average. 
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Demographics
The following table depicts the area demographics in Lansing within a one-, three-, and five-mile
radius from the subject. 

Neighborhood Demographics
Radius ( Miles) 1 Mile 3 Mile 5 Mile

Trade Area ( Sq. Mi.) 3.14 28.27 78.54

Trade Density ( Pop/ Sq. Mi.) 2,433 1,708 1,532

Population

Census Population ( 2010) 7,446 48,241 120,397

Census Population ( 2020) 7,436 48,237 120,225

Current Population ( 2023) 7,638 48,268 120,318

Projected Population ( 2028) 7,494 47,400 118,978

Compound Annual Growth

2010 - 2020 0.0% 0.0% 0.0%

2020 - 2023 0.9% 0.0% 0.0%

2023 - 2028 - 0.4%- 0.4%- 0.2%

Households

Census Households ( 2010) 2,768 19,649 51,593

Census Households ( 2020) 2,834 20,028 52,725

Current Households ( 2023) 2,822 20,067 53,179

Projected Households ( 2028) 2,806 20,066 53,544

Compound Annual Growth

2010 - 2020 0.2% 0.2% 0.2%

2020 - 2023 - 0.1% 0.1% 0.3%

2023 - 2028 - 0.1% 0.0% 0.1%
Average Household Size ( 2023) 2.70 2.39 2.25

Source: ESRI (ArcGIS)( Lat: 42.677419, Lon: -84.605956)
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The population is 48,268 within a three- mile radius of the subject property with a projected annual
growth rate of - 0.4%. There were 21,386 housing units within the three- mile radius. Most housing is
owner- occupied. Property values in the area were stable to increasing. 

The median household income was $ 55,041 within a three- mile radius of the subject property. The
median household income figures suggest residents were within the lower to middle income
brackets. 

Nuisances & External Obsolescence
Neighborhood properties have adequate levels of maintenance. No adverse or unfavorable factors
were observed. 

Neighborhood Life Cycle
Most neighborhoods are classified as being in four stages: growth, stability, decline, and renewal. 
Overall, the subject neighborhood is in the stability stage of its life cycle. 

Neighborhood Demographics ( cont.)
Radius ( Miles) 1 Mile 3 Mile 5 Mile

Trade Area ( Sq. Mi.) 3.14 28.27 78.54

Trade Density ( Pop/ Sq. Mi.) 2,433 1,708 1,532

2023 Housing Units

Median Home Value $ 127,324 $ 148,570 $ 158,065

Median Year Built 1975 1969 1968

Total Housing Units 3,032 21,386 57,843

Owner- Occupied Housing % 47.3% 58.5% 54.6%

Renter- Occupied Housing % 45.8% 35.3% 37.3%

Vacant Housing % 6.9% 6.2% 8.1%

2023 Employment

Total Establishments 67 854 4,719

Total Employees 1,004 9,919 96,091

Average Commute Time n/a n/a n/a

College Graduates 19.6% 27.0% 32.7%

2023 Income Summary

Median Household Income $ 51,952 $ 55,041 $ 57,238

Average Household Income $ 66,415 $ 72,225 $ 74,484

Avg Spending/ Household $ 19,303 $ 21,185 $ 21,753
Per Capita Income $ 24,950 $ 29,985 $ 32,819

Source: ESRI (ArcGIS)( Lat: 42.677419, Lon: -84.605956)
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Site Description
The subject site is located west side of S Waverly Road. The characteristics of the site are summarized
as follows:  

Site Characteristics
Gross Land Area: 33.26 Acres or 1,448,806 SF

Usable Land Area: 33.26 Acres or 1,448,806 SF

Usable Land %: 100.0% 

Shape: Rectangular

Topography: Gently sloping

Drainage: Assumed adequate

Grade: Above street grade

Utilities: Municipal water and sewer, public electric and gas.    

Off- Site Improvements: None

Interior or Corner: Interior

Signalized Intersection: No:   

Street Frontage / Access
Frontage Road Primary
Street Name:  S Waverly Road
Street Type: Residential
Frontage ( Linear Ft.): 350.00
Number of Curb Cuts: 0

Additional Access
Alley Access: No

Water or Port Access: No

Rail Access: No

Flood Zone Data
Flood Map Panel/ Number: 26065C0136D

Flood Map Date: 08- 16- 2011

Portion in Flood Hazard Area: 0.00% 

Flood Zone: X

The areas of minimal flood hazard, which are the areas outside the
SFHA and higher than the elevation of the 0.2-percent- annual-
chance flood, are labeled Zone C or Zone X (unshaded). 
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Other Site Conditions
Soil Type: Assumed to be stable. No soil report of the subject has been

made available; however, it is assumed that the soil is of sufficient
load- bearing capacity to support a structure. No evidence to the
contrary is known. 

Environmental Issues: An environmental site assessment report was not furnished for
my review. An inspection of the property did not reveal any
visible or factual evidence of apparent environmental impairment
to the site. The appraisers are not considered experts in
hazardous materials. The client is advised to obtain an
environmental report if further investigation is desired. In
addition, a drive- by inspection of the immediate vicinity
surrounding the subject did not reveal any uses or hazards that
would be expected to pose an apparent risk to the site or would
restrict its use. 

Easements/ Encroachments: The appraisers assume that all necessary easements, including
but not limited to easements for access and utilities, have been
obtained for the development and/ or use of the property.  No
information was provided to the appraisers concerning any other
adverse easements that may affect subject property.  The
southern border of the property abuts to the Consumers Energy
powerlines. 

Wetlands Classification: The appraiser did not notice any wetlands on the site; however
the appraiser is not an environmental inspector.  

Adjacent Land Uses
North: Residential

South: Utility easement

East: Residential/ park

West: Vacant Land

Site Ratings
Access: Average

Visibility: Average

Zoning Designation
Zoning Jurisdiction: City of Lansing

Zoning Classification: R3, Suburban Residential

Permitted Uses: Residential

Zoning Comments: The R- 3 Suburban Residential district is intended to
accommodate a more flexible rural character in the city. Deep lots
are typical with variable setbacks. 
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Analysis/ Comments on Site
The site contains 33.26 of vacant land off of Waverly Road. The site is mostly wooded and mostly
slopes south towards the Consumer' s Energy right of way. Based on the characteristics above, 
significant site work is required prior to development.  
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SITE OUTLINE
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FLOOD MAP
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ZONING
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Assessment and Tax Data

Assessment Methodology
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). 

Assessed Values and Property Taxes
The subject’ s assessed values, applicable tax rates and total taxes, including direct assessments, are
shown in the following table: 

Tax Parcel 2025 2024 Real Estate
Number Assessed Value Millage Rate Taxes

23-50-80-01-282-004 $ 207,900 79.0633 $ 16,437.26
Administration Fee $ 164.37

16,601.63
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Market Analysis

Inflation
Inflation is perhaps the biggest concern for CRE markets and investors. High inflation rates are being
driven by both demand ( stimulus, more businesses opening, high savings rates) and supply factors
labor shortages and supply chain disruptions). The following table presents historical inflations rates: 

ANNUAL CPI RATE OF CHANGE

Source: U.S. Bureau of Labor Statistics

The November 2024 CPI reading was an annual rate of 2.6%, down from the annual rate of 3.1% in
November 2023.  The outlook is for stabilized rates going forward.  The Fed reduce the interest rate
half a percent in September, 25- basis points in November and another 25-basis point in December.   
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Interest Rates
To combat inflation, the Federal Reserve raised the federal funds rate starting in March 2022, with
ten additional increased thru June 2023.  Overall, the federal funds were increased 500 basis points.  
Since September of 2024 federal funds have been reduced rates 100 basis points.  

Past interest rate increases affected capital- intensive industries like real estate. As credit becomes
more expensive, investor return requirements increase, which can lead to higher capitalization rates
expectations. Slower growth in CRE pricing and transactions is expected. 

In general, nominal ( non- inflation adjusted) real estate returns perform well under a variety of rate
environments, while inflation- adjusted real estate returns are strongest during periods of stability, 
according to research done by Trepp.   Interest rates for commercial properties have not increased as
dramatically as residential interest rates.   

The thinking was that as the Federal Reserve cut the Federal Funds rate, property sales volumes
would increase. " At this point, the Fed is seeing risks to both sides of the dual mandate— inflation
and employment— as roughly balanced," said Ginger Chambless, Head of Research for Commercial
Banking at JPMorganChase. “ This likely keeps them on a gradual easing path through 2025.” 

The CRE and CMBS markets continued to face difficult challenges this year. The overall US CMBS
delinquency rate has climbed over 175 basis points year to date with the office rate increasing over
400 basis points and the overall CMBS special servicing rate is up more than 250 basis points as well. 
However, this year could be somewhat of a turning point for the markets with a sense of optimism
heading into 2025. 
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Highest and Best Use Analysis
The Highest and Best Use of a property is the use that is legally permissible, physically possible, and
financially feasible which results in the highest value. An opinion of the highest and best use results
from consideration of the criteria noted above under the market conditions or likely conditions as of
the effective date of value. Determination of highest and best use results from the judgment and
analytical skills of the appraiser. It represents an opinion, not a fact. In appraisal practice, the concept
of highest and best use represents the premise upon which value is based. 

Highest and Best Use As Though Vacant
The primary determinants of the highest and best use as though vacant are ( 1) Legal permissibility, 
2) Physical possibility, (3) Financial feasibility, and (4) Maximum productivity. 

Legally Permissible
The subject site is zoned R3, Suburban Residential, which controls the general nature of permissible
uses and is appropriate for the location and physical elements of the subject property, providing for
a consistency of use with the general neighborhood. The location of the subject property is
appropriate for the uses allowed, as noted previously, and a change in zoning is unlikely. There are
no known easements, encroachments, covenants or other use restrictions that would unduly limit or
impede development. 

Physically Possible
The physical characteristics of the subject site are presented in the Site Description and allow for a
number of potential uses. Elements such as size, shape, availability of utilities, known hazards ( flood, 
environmental, etc.), and other potential influences were considered. No physical attributes
materially limit legally permissible and appropriate development. The most probable use of the site
is for residential development, which conforms to the pattern of land use in the immediate area. 

Financially Feasible
A review of published yield, rental and occupancy rates suggests that there is a balanced supply of
residential and demand is insufficient to support construction costs and timely absorption of
additional inventory in this market. Therefore, near- term speculative development of the subject site
is not financially feasible.   

Maximally Productive
Among the financially feasible uses, the use that results in the highest value ( the maximally
productive use) is the highest and best use. Considering these factors, the maximally productive use
as though vacant is for residential. 

Highest and Best Use As Though Vacant Conclusion
The conclusion of the highest and best use as though vacant is to hold for future residential
development.  

Most Probable Buyer
As of the date of value, the most probable buyer of the subject property is an owner- user. 
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Land Valuation

Methodology
Site Value is most often estimated using the sales comparison approach. This approach develops an
indication of market value by analyzing closed sales, listings, or pending sales of properties similar to
the subject, focusing on the difference between the subject and the comparables using all
appropriate elements of comparison. This approach is based on the principles of supply and
demand, balance, externalities, and substitution, or the premise that a buyer would pay no more for
a specific property than the cost of obtaining a property with the same quality, utility, and perceived
benefits of ownership. 

Unit of Comparison
The unit of comparison selected depends on the appraisal problem and nature of the property and is
intended to explain or mirror market behavior. The primary unit of comparison in the market and
applied in this analysis is price per usable acre. 

Elements of Comparison
Elements of comparison are the characteristics or attributes of properties and transactions that cause
the prices of real estate to vary. The primary elements of comparison considered in sales comparison
analysis are as follows: ( 1) property rights conveyed, ( 2) financing terms, ( 3) conditions of sale, ( 4) 
expenditures made immediately after purchase, ( 5) market conditions, ( 6) location and ( 7) physical
characteristics. 

Comparable Sales Data
The market was studied to identify sales and listings of comparable properties with a focus on those
that appeal to the most probable buyer of the subject site. These properties typically have similar
locations and physical characteristics. Of these transactions, sufficient sales data was available for the
following sale comparables, which were analyzed to estimate a unit value for the subject property. 
The following table summarizes the sale comparables utilized and a map illustrating the location of
each in relation to the subject property follows. Details of each comparable follow the location map.    
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COMPARABLE SALES MAP

Land Sales Summary
Comp. Date Usable Sales Price Per
No. of Sale Acres Location Zoning Actual Acre
1 August-22 6.900 0 VI Curtice Mason, Michigan A-2 $ 120,000 $ 17,391
2 November- 21 30.170 Blue Ridge Drive Lansing, Michigan RB $ 349,900 $ 11,598
3 July-22 26.090 1175 S Clinton Street Grand Ledge, Michigan R-HD $ 550,000 $ 21,081
4 September-24 40.000 970 E Sherwood Road Williamston, Michigan Ag-C $ 500,000 $ 12,500
5 Listing 9.100 Dimondale Road Dimondale, Michigan RR $ 129,900 $ 14,275
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COMPARABLE 1

Property Identification
Property/ Sale ID 11287285/1626378
Property Type Land Other
Address 0 VI Curtice
City, State Zip Mason, Michigan 48854
County Ingham
MSA Lansing-East Lansing
Latitude/ Longitude 42.564715/- 84.546632
Tax ID 33-09-09-16-200-037

Transaction Data
Sale Date 08- 12- 2022
Sale Status Closed
Grantor Vander Jagt Douglas R
Grantee Chapman Breana & 

Brendan

Property Rights Fee Simple
Financing Cash to Seller
Conditions of Sale Arms Length
Sale Price $ 120,000
Adjusted Price $ 120,000

Property Description
Gross Acres 10.90
Gross SF 474,804
Usable Acres 6.90
Usable SF 300,564
No. of Lots 1
Rail Access No
Water/Port Access Yes
Visibility Average
Corner/ Interior Interior

Shape Irregular
Topography Level
Utilities Electric , well, septic
Drainage appears adequate
Earthquake Zone Not located in Earthquake

zone
Zoning Jurisdiction Aurelius Township
Zoning Code A-2

Indicators
Gross Acre $ 11,009 $/ Gross SF $. 25
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Usable Acre $ 17,391
Usable SF $. 40

Lot $ 120,000

Verification
Confirmed With MLS, Assessing records
Confirmed By James T. Hartman
Confirmation Date 12-16-2022

X
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COMPARABLE 2

Property Identification
Property/ Sale ID 11221755/1581400
Property Type Subdivision-Residential
Address Blue Ridge Drive
City, State Zip Lansing, Michigan 48917
County Eaton
MSA Lansing-East Lansing
Submarket South Submarket
Latitude/Longitude 42.715101/- 84.658530
Tax ID 040- 022- 300- 083- 00

Transaction Data
Sale Date 11-12-2021
Sale Status Closed
Grantor ECHO 45 LLC
Grantee Westview Capital, LLC
Property Rights Fee Simple
Financing Cash to Seller

Conditions of Sale Arms Length
Deed Book/ Page 2968/0553
Days on Market 403
Sale Price $ 349,900
Adjusted Price $ 349,900

Property Description
Gross Acres 30.17
Gross SF 1,314,205
Usable Acres 30.17
Usable SF 1,314,205
Front Feet 66.00
Proposed Use Residential subdivision
Street Access Fair
Visibility Fair
Corner/ Interior Interior

Shape Irregular
Topography Level
Utilities Public water, sewer, gas

and electric
Drainage Assumed adequate
Flood Hazard Zone X
Zoning Jurisdiction Delta Township
Zoning Code RB
Zoning Description Low Density Residential
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Indicators
Gross Acre $ 11,598
Gross SF $. 27
Usable Acre $ 11,598

Usable SF $. 27
FF $ 5,301.52

Verification
Confirmed With Kelly Miller
Confirmed By Robert W. McLean
Confirmation Date 03-14-2022

X
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COMPARABLE 3

Property Identification
Property/ Sale ID 11313413/1644731
Property Type Multi-Family
Address 1175 S Clinton Street
City, State Zip Grand Ledge, Michigan 48837
County Eaton
MSA Lansing-East Lansing
Latitude/ Longitude 42.736780/- 84.735795
Tax ID 400-013-100-171-00

Transaction Data
Sale Date 07- 12- 2022
Sale Status Closed
Grantor Hartel Road, L.P. 
Grantee Frazier Land, LLC
Property Rights Fee Simple

Financing Cash to Seller
Conditions of Sale Arms Length
Deed Book/ Page 3012/0118
Sale Price $ 550,000
Adjusted Price $ 550,000

Property Description
Gross Acres 26.09
Gross SF 1,136,480
Usable Acres 26.09
Usable SF 1,136,480
No. of Lots 1
Rail Access No
Water/Port Access No
Visibility Average
Corner/ Interior Interior

Shape Rectangular
Topography Level
Utilities Electric, Natural gas, Public

sewer, Public water
Drainage Appears adequate
Zoning Jurisdiction City of Grand Ledge
Zoning Code R-HD
Zoning Description Residential
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Indicators
Gross Acre $ 21,081
Gross SF $. 48
Usable Acre $ 21,081

Usable SF $. 48
Lot $ 550,000

Verification
Confirmed With MLS, Assessing records
Confirmed By MMarvin
Confirmation Date 04-27-2023

X
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COMPARABLE 4

Property Identification
Property/ Sale ID 11510531/1800144
Property Type Agricultural Undeveloped
Address 970 E Sherwood Road
City, State Zip Williamston, Michigan 48895
County Ingham
MSA Lansing-East Lansing
Latitude/ Longitude 42.711441/- 84.326015
Tax ID 33-03-03-28-200-018

Transaction Data
Sale Date 09- 04- 2024
Sale Status Closed
Grantor GRANT EDWARD J & 

MARY N
Grantee Daniel Smeak

Property Rights Fee Simple
Financing Conventional
Conditions of Sale Arms Length
Sale Price $ 500,000
Adjusted Price $ 500,000

Property Description
Gross Acres 40.00
Gross SF 1,742,400
Usable Acres 40.00
Usable SF 1,742,400
Street Access Average
Corner/ Interior Interior

Shape Rectangular
Utilities Electric, Natural gas, sewer

available, well
Zoning Jurisdiction Williamston Township
Zoning Code Ag-C

Indicators
Gross Acre $ 12,500
Gross SF $. 29

Usable Acre $ 12,500
Usable SF $. 29
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Verification
Confirmed With MLS, Assessing records
Confirmed By Cameron Clark
Confirmation Date 04-17-2025

Remarks X
The parcel has 13 acres of forest, plus open field and area to farm. Has existing driveway

Page 84 of 171



VACANT LAND, SOUTH WAVERLY ROAD, LANSING, INGHAM COUNTY, MICHIGAN
LAND VALUATION

2025 VALBRIDGE PROPERTY ADVISORS | SOUTHERN MICHIGAN PAGE 35

COMPARABLE 5

Property Identification
Property/ Sale ID 11513019/1801792
Property Type Agricultural Undeveloped
Address Dimondale Road
City, State Zip Dimondale, Michigan 48821
County Eaton
MSA Lansing- East Lansing
Latitude/Longitude 42.647042/- 84.616187
Tax ID 080-014-400-020-04

Transaction Data
Sale Date 04- 17- 2025
Sale Status Listing
Grantor N/ a
Grantee n/a
Property Rights Fee Simple

Financing Cash to Seller
Conditions of Sale Arms Length
Sale Price $ 129,900
Adjusted Price $ 129,900

Property Description
Gross Acres 9.10
Gross SF 396,396
Usable Acres 9.10
Usable SF 396,396
Street Access Average
Visibility Average

Corner/ Interior Interior
Shape Rectangular
Topography Level
Utilities Well, Septic, Electric
Zoning Code RR
Zoning Description Rural Residential
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Indicators
Gross Acre $ 14,275
Gross SF $. 33

Usable Acre $ 14,275
Usable SF $. 33

Verification
Confirmed With Listing
Confirmed By Cameron Clark
Confirmation Date 04-30-2025

Remarks X
The front approx. 6 acres are wooded and the back 3 are tillable
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Land Sales Comparison Analysis
When necessary, adjustments were made for differences in various elements of comparison, 
including property rights conveyed, financing terms, conditions of sale, expenditures made
immediately after purchase, market conditions, location, and other physical characteristics. If the
element in comparison is considered superior to that of the subject, a negative adjustment was
applied. Conversely, a positive adjustment was applied if inferior. A summary of the elements of
comparison follows. 

Transaction Adjustments
Transaction adjustments include: ( 1) real property rights conveyed, ( 2) financing terms, ( 3) conditions
of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior
to the market conditions and property adjustments, are discussed as follows:  

Real Property Rights Conveyed
Real property rights conveyed influence sales prices and must be considered when analyzing a sale
comparable. The property rights appraised reflect the fee simple interest. All of the sale comparables
conveyed the same interest; therefore, no adjustments were required. 

Financing Terms
The transaction price of one property may differ from that of an identical property due to different
financial arrangements. Sales involving financing terms that are not at or near market terms require
adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure
discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms. All
of the sale comparables involved typical market terms by which the sellers received cash or its
equivalent and the buyers paid cash or tendered typical down payments and obtained conventional
financing at market terms for the balance. Therefore, no adjustments for this category were required. 

Conditions of Sale
When the conditions of sale are atypical, the result may be a price that is higher or lower than that of
a normal transaction. Adjustments for conditions of sale usually reflect the motivations of either a
buyer or a seller who is under duress to complete the transaction. Another more typical condition of
sale involves the downward adjustment required to a comparable property’ s for -sale listing price, 
which usually reflects the upper limit of value.  Comparable 5 is an active listing with a downward
15% applied to reflect a probable sales price.  
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Expenditures Made Immediately After Purchase
A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs
affect the price the buyer agrees to pay. Such expenditures may include: costs to demolish and
remove any portion of the improvements, costs to petition for a zoning change, and/ or costs to
remediate environmental contamination. 

The relevant figure is not the actual cost incurred, but the cost anticipated by both the buyer and
seller. Unless the sales involved expenditures anticipated upon the purchase date, no adjustments to
the comparable sales are required for this element of comparison. The parties to these transactions
did not anticipate expenditures were required immediately after purchase; therefore, no adjustments
were warranted. 

Market Conditions Adjustment
Market conditions change over time because of inflation, deflation, fluctuations in supply and
demand, or other factors. Changing market conditions may create a need for adjustment to
comparable sale transactions completed during periods of dissimilar market conditions. Discussions
with market participants and a review of market data indicated overall market conditions for vacant
land properties have been improving with recent transactions confirming this trend.  An upward
annual adjustment of 3% is made.   

Property Adjustments
Property adjustments are usually expressed quantitatively as percentages or dollar amounts that
reflect the differences in value attributable to the various characteristics of the property. In some
instances, however, qualitative adjustments are used. These adjustments are based on locational and
physical characteristics and are applied after transaction and market conditions adjustments. The
reasoning for the property adjustments made to each sale comparable follows. The discussion
analyzes each adjustment category deemed applicable to the subject property.  

Location
Location adjustments may be required when the locational characteristics of a comparable are
different from those of the subject. These characteristics can include general neighborhood
characteristics, proximity to major thoroughfares, proximity to employments centers and amenities, 
neighboring properties, and accessibility. 

The subject site is located in Lansing, on the west side of S Waverly Road with access and average
visibility. Comparable 1 is inferior and an upward adjustment of 5.0% was warranted. Comparable 3 is
superior and a downward adjustment of 15.0% was warranted.  
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Size
The size adjustment addresses variance in the physical size of the comparables and that of the
subject, as a larger parcel typically commands a lower price per unit than a smaller parcel. This
inverse relationship is due, in part, to the principle of “economies of scale.”  Comparable 1, 3 and 5
are smaller parcels and a downward adjustment of 10- 15% was made.   

Shape/ Depth
Sites with an irregular shape may limit development options, including building placement and
density. The subject site consists of a rectangular- shaped tract. Comparable 1 and 2 have irregular
shapes and were adjusted upwards 5% each.  

Utilities
The subject site has water and sewer available on the date of value, but Comparables 1, 4 and 5 did
have utilities at the time of sale. Therefore, downward adjustments of 15% were applied to these
comparables. 

Topography
The subject has a gently sloping topography. The comparables topography appears similar enough
to the subject property that no adjustments were warranted.  

Zoning
The highest and best use of sale comparables should be very similar to that of the subject property. 
When comparables with the same zoning as the subject are lacking or scarce, parcels with slightly
different zoning, but a highest and use similar to that of the subject may be used as comparables. 
These comparables may require an adjustment for differences in utility if the market supports such
adjustment. The subject site is zoned Suburban Residential The comparables have similar zoning
designations with no adjustments applied.  
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Summary of Adjustments
A summary of the adjustments made to the sale comparables is presented in the following table: 

LAND SALES ADJUSTMENT GRID
Subject Sale # 1 Sale # 2 Sale # 3 Sale # 4 Sale # 5

Sale ID 1626378 1581400 1644731 1800144 1801792

Date of Value & Sale May- 25 August- 22 November- 21 July- 22 September- 24 Listing
Unadjusted Sales Price $ 120,000 $ 349,900 $ 550,000 $ 500,000 $ 129,900
Usable Acres 33.260 6.900 30.170 26.090 40.000 9.100
Unadjusted Sales Price per Usable Acre $ 17,391 $ 11,598 $ 21,081 $ 12,500 $ 14,275

Transactional Adjustments
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjusted Sales Price $ 17,391 $ 11,598 $ 21,081 $ 12,500 $ 14,275

Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to Seller Conventional Cash to Seller
Adjusted Sales Price $ 17,391 $ 11,598 $ 21,081 $ 12,500 $ 14,275

Conditions of Sale Typical Arms Length Arms Length Arms Length Arms Length Arms Length
Adjustment ----- 15.0%
Adjusted Sales Price $ 17,391 $ 11,598 $ 21,081 $ 12,500 $ 12,134

Expenditures after Sale
Adjusted Sales Price $ 17,391 $ 11,598 $ 21,081 $ 12,500 $ 12,134

Market Conditions Adjustments
Elapsed Time from Date of Value 2.72 years 3.47 years 2.81 years 0.65 years 0.00 years

Market Trend Through May- 25 8.2% 10.4% 8.4% 2.0%-
Analyzed Sales Price $ 18,811 $ 12,804 $ 22,855 $ 12,746 $ 12,1345.0%- 15.0%- 5.0% 0.0% 0.0%
Physical Adjustments

Location South Waverly
Road

0 VI Curtice Blue Ridge Drive 1175 S Clinton
Street

970 E Sherwood
Road

Dimondale Road

Lansing, Michigan Mason, Michigan Lansing, 
Michigan

Grand Ledge, 
Michigan

Williamston, 
Michigan

Dimondale, 
Michigan

Adjustment 5.0%-- 15.0%---
15.0% 0.0%- 10.0% 0.0%- 15.0%

Size 33.260 acres 6.900 acres 30.170 acres 26.090 acres 40.000 acres 9.100 acres
Adjustment - 15.0%-- 10.0%-- 15.0%

5.0% 0.0% 5.0% 0.0% 0.0%
Shape/ Depth Rectangular Irregular Irregular Rectangular Rectangular Rectangular

Adjustment 5.0% 5.0% --
0.0%- 15.0%- 15.0% 0.0% 0.0%

Utilities Public water, 
sewer, gas and

electric

Electric, well, 
Septic

Public water, 
sewer, gas and

electric

Public water, 
sewer, gas and

electric

Electric, Natural
gas, well, sewer

available

Electric, 
Natural gas

Adjustment 15.0%-- 15.0% 15.0%
0.0% 0.0% 0.0% 0.0% 0.0%

Topography Gently sloping Level Level Level Level Level
Adjustment -----

0.0% 0.0%- 10.0% 0.0% 0.0%
Zoning R3 A-2 RB R- HD Ag- C RR

Adjustment -----
Net Physical Adjustment 10.0% 5.0%- 25.0% 15.0%-

Adjusted Sales Price per Usable Acre $ 20,692 $ 13,445 $ 17,141 $ 14,657 $ 12,134
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Conclusion
The land comparables were adjusted based on pertinent elements of comparison with the
unadjusted and adjusted unit sales prices presented in the following table: 

Sale 1 is considered an outlier.  The other comparables indicated an average of $14,344 per acre. 
Considering the Consumers Energy easement, a unit value near the lower middle of the adjusted
range, or $13,500 per usable acre, was estimated for the subject site. Applying this to the subject
land area resulted in a market value of $450,000 (rounded). 

Based on this analysis, the land value indication is summarized as follows: 

Land Sale Statistics
Metric Unadjusted Analyzed Adjusted
Min. Sales Price per Usable Acre $ 11,598 $ 12,134 $ 12,134
Max. Sales Price per Usable Acre $ 21,081 $ 22,855 $ 20,692
Median Sales Price per Usable Acre $ 14,275 $ 12,804 $ 14,657
Mean Sales Price per Usable Acre $ 15,369 $ 15,870 $ 15,614

Land Value Conclusion
Reasonable Adjusted Comparable Range

Market Value Opinion ( Rounded)

33.260 acres x $ 13,500 per acre =$ 450,000
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Reconciliation

Summary of Value Indications
The indicated values from the approaches used and our concluded market values for the subject
property are summarized in the following table. 

To reach a final opinion of value, the reliability and relevance of each value indication was considered
based upon the quality of the data and applicability of the assumptions underlying each approach. 
As this is vacant land, only the sales comparison approach was considered applicable.  Given the
availability and reliability of data within the Sales Comparison Approach, this approach was
considered reliable.   

The findings and conclusions are further contingent upon the following extraordinary assumptions
and/ or hypothetical conditions, the use of which might have affected the assignment results: 

Extraordinary Assumptions: 
None

Hypothetical Conditions: 
None

Exposure Time and Marketing Period
Based on statistical information about days on market, escrow length, and marketing times gathered
through national investor surveys, sales verification, and interviews of market participants, marketing
and exposure time estimates of 12- 24 months and 12-24 months, respectively, are considered
reasonable and appropriate for the subject property.  

Value Indications

Approach to Value As Is
Sales Comparison $ 450,000

Cost Not Developed

Income Capitalization Not Developed

Value Conclusion

Component As Is
Value Type Market Value

Real Property Interest Fee Simple

Effective Date of Value May 1, 2025

Value Conclusion $ 450,000
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National Quality Control
Valbridge’ s top priority is delivering quality appraisal reports to our clients. Each Valbridge office is
managed by one or more directors with the MAI designation, the most prestigious designation in the
appraisal profession. These directors have the responsibility to uphold the highest ethics and
standards for the profession. Quality control assessment is an ongoing priority at Valbridge and
consists of reading the report, checking calculations, and providing feedback on quality and
consistency.  

Valbridge encourages and respects all client opinions, and all feedback is critical for our ongoing
efforts to improve client servicing. Please contact the National Quality Control Director below with
any feedback, questions, or comments. 

Tye Neilson, MAI, SRA, MRICS, Esq. 
Senior Managing Director
832.916.4608
tneilson@valbridge. com
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General Assumptions and Limiting Conditions
This appraisal is subject to the following general assumptions and limiting conditions: 

1. The legal description – if furnished to us – is assumed to be correct. 

2. No responsibility is assumed for legal matters, questions of survey or title, soil or subsoil
conditions, engineering, availability or capacity of utilities, or other similar technical matters. The
appraisal does not constitute a survey of the property appraised. All existing liens and
encumbrances have been disregarded and the property is appraised as though free and clear, 
under responsible ownership and competent management unless otherwise noted. 

3. Unless otherwise noted, the appraisal will value the property as though free of contamination. 
Valbridge Property Advisors | Southern Michigan will conduct no hazardous materials or
contamination inspection of any kind. It is recommended that the client hire an expert if the
presence of hazardous materials or contamination poses any concern. 

4. The stamps and/or consideration placed on deeds used to indicate sales are in correct
relationship to the actual dollar amount of the transaction. 

5. Unless otherwise noted, it is assumed there are no encroachments, zoning violations or
restrictions existing in the subject property. 

6. The appraiser is not required to give testimony or attendance in court by reason of this appraisal, 
unless previous arrangements have been made. 

7. Unless expressly specified in the engagement letter, the fee for this appraisal does not include the
attendance or giving of testimony by Appraiser at any court, regulatory or other proceedings, or
any conferences or other work in preparation for such proceeding. If any partner or employee of
Valbridge Property Advisors | Southern Michigan is asked or required to appear and/or testify at
any deposition, trial, or other proceeding about the preparation, conclusions or any other aspect
of this assignment, client shall compensate Appraiser for the time spent by the partner or
employee in appearing and/ or testifying and in preparing to testify according to the Appraiser’ s
then current hourly rate plus reimbursement of expenses.  

8. The values for land and/or improvements, as contained in this report, are constituent parts of the
total value reported and neither is ( or are) to be used in making a summation appraisal of a
combination of values created by another appraiser. Either is invalidated if so used.  

9. The dates of value to which the opinions expressed in this report apply are set forth in this report. 
We assume no responsibility for economic or physical factors occurring at some point at a later
date, which may affect the opinions stated herein. The forecasts, pro jections, or operating
estimates contained herein are based on current market conditions and anticipated short -term
supply and demand factors and are subject to change with future conditions. Appraiser is not
responsible for determining whether the date of value requested by Client is appropriate for
Client’s intended use. 

10. The sketches, maps, plats and exhibits in this report are included to assist the reader in visualizing
the property. The appraiser has made no survey of the property and assumed no responsibility in
connection with such matters. 

11. The information, estimates and opinions, which were obtained from sources outside of this office, 
are considered reliable. However, no liability for them can be assumed by the appraiser. 
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12. Possession of this report, or a copy thereof, does not carry with it the right of publication. Neither
all, nor any part of the content of the report, or copy thereof (including conclusions as to property
value, the identity of the appraisers, professional designations, reference to any professional
appraisal organization or the firm with which the appraisers are connected), shall be disseminated
to the public through advertising, public relations, news, sales, or other media without prior
written consent and approval.  

13. No claim is intended to be expressed for matters of expertise that would require specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers. We claim
no expertise in areas such as, but not limited to, legal, survey, structural, environmental, pest
control, mechanical, etc.  

14. This appraisal was prepared for the sole and exclusive use of the client for the function outlined
herein. Any party who is not the client or intended user identified in the appraisal or engagement
letter is not entitled to rely upon the contents of the appraisal without express written consent of
Valbridge Property Advisors |  and Client. The Client shall not include partners, affiliates, or
relatives of the party addressed herein. The appraiser assumes no obligation, liability or
accountability to any third party.  

15. Distribution of this report is at the sole discretion of the client, but third-parties not listed as an
intended user on the face of the appraisal or the engagement letter may not rely upon the
contents of the appraisal. In no event shall client give a third -party a partial copy of the appraisal
report. We will make no distribution of the report without the specific direction of the client.  

16. This appraisal shall be used only for the function outlined herein, unless expressly authorized by
Valbridge Property Advisors | Southern Michigan.  

17. This appraisal shall be considered in its entirety. No part thereof shall be used separately or out of
context. 

18. Unless otherwise noted in the body of this report, this appraisal assumes that the subject property
does not fall within the areas where mandatory flood insurance is effective. Unless otherwise
noted, we have not completed nor have we contracted to have completed an investigation to
identify and/or quantify the presence of non-tidal wetland conditions on the subject property. 
Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, 
regarding this determination.  

19. The flood maps are not site specific. We are not qualified to confirm the location of the subject
property in relation to flood hazard areas based on the FEMA Flood Insurance Rate Maps or other
surveying techniques. It is recommended that the client obtain a confirmation of the subject
property’s flood zone classification from a licensed surveyor. 

20. If the appraisal is for mortgage loan purposes 1) we assume satisfactory completion of
improvements if construction is not complete, 2) no consideration has been given for rent loss
during rent-up unless noted in the body of this report, and 3) occupancy at levels consistent with
our “ Income and Expense Projection” are anticipated. 

21. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures which would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering which may be required to discover them.  
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22. Our inspection included an observation of the land and improvements thereon only. It was not
possible to observe conditions beneath the soil or hidden structural components within the
improvements. We inspected the buildings involved, and reported damage (if any) by termites, 
dry rot, wet rot, or other infestations as a matter of information, and no guarantee of the amount
or degree of damage (if any) is implied. Condition of heating, cooling, ventilation, electrical and
plumbing equipment is considered to be commensurate with the condition of the balance of the
improvements unless otherwise stated. Should the client have concerns in these areas, it is the
client’s responsibility to order the appropriate inspections. The appraiser does not have the skill or
expertise to make such inspections and assumes no responsibility for these items. 

23. This appraisal does not guarantee compliance with building code and life safety code
requirements of the local jurisdiction. It is assumed that all required licenses, consents, certificates
of occupancy or other legislative or administrative authority from any local, state or national
governmental or private entity or organization have been or can be obtained or renewed for any
use on which the value conclusion contained in this report is based unless specifically stated to
the contrary. 

24. When possible, we have relied upon building measurements provided by the client, owner, or
associated agents of these parties. In the absence of a detailed rent roll, reliable public records, or
as-built” plans provided to us, we have relied upon our own measurements of the subject

improvements. We follow typical appraisal industry methods; however, we recognize that some
factors may limit our ability to obtain accurate measurements including, but not limited to, 
property access on the day of inspection, basements, fenced/gated areas, grade elevations, 
greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or acute wall angles, 
immobile obstructions, etc. Professional building area measurements of the quality, level of detail, 
or accuracy of professional measurement services are beyond the scope of this appraisal
assignment.  

25. We have attempted to reconcile sources of data discovered or provided during the appraisal
process, including assessment department data. Ultimately, the measurements that are deemed
by us to be the most accurate and/ or reliable are used within this report. While the measurements
and any accompanying sketches are considered to be reasonably accurate and reliable, we cannot
guarantee their accuracy. Should the client desire more precise measurement, they are urged to
retain the measurement services of a qualified professional (space planner, architect or building
engineer) as an alternative source. If this alternative measurement source reflects or reveals
substantial differences with the measurements used within the report, upon request of the client, 
the appraiser will submit a revised report for an additional fee. 

26. In the absence of being provided with a detailed land survey, we have used assessment
department data to ascertain the physical dimensions and acreage of the property. Should a
survey prove this information to be inaccurate, upon request of the client, the appraiser will
submit a revised report for an additional fee. 

27. If only preliminary plans and specifications were available for use in the preparation of this
appraisal, and a review of the final plans and specifications reveals substantial differences upon
request of the client the appraiser will submit a revised report for an additional fee. 
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28. Unless otherwise stated in this report, the value conclusion is predicated on the assumption that
the property is free of contamination, environmental impairment or hazardous materials. Unless
otherwise stated, the existence of hazardous material was not observed by the appraiser and the
appraiser has no knowledge of the existence of such materials on or in the property. The
appraiser, however, is not qualified to detect such substances. The presence of substances such as
asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials may affect
the value of the property. No responsibility is assumed for any such conditions, or for any
expertise or engineering knowledge required for discovery. The client is urged to retain an expert
in this field, if desired. 

29. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not made
a specific compliance survey of the property to determine if it is in conformity with the various
requirements of the ADA. It is possible that a compliance survey of the property, together with an
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 could have a negative effect on 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 developing an opinion of value. 

30. This appraisal applies to the land and building improvements only. The value of trade fixtures, 
furnishings, and other equipment, or subsurface rights ( minerals, gas, and oil) were not
considered in this appraisal unless specifically stated to the contrary.  

31. No changes in any federal, state or local laws, regulations or codes (including, without limitation, 
the Internal Revenue Code) are anticipated, unless specifically stated to the contrary.  

32. Any income and expense estimates contained in the appraisal report are used only for the
purpose of estimating value and do not constitute prediction of future operating results. 
Furthermore, it is inevitable that some assumptions will not materialize and that unanticipated
events may occur that will likely affect actual performance.  

33. Any estimate of insurable value, if included within the scope of work and presented herein, is
based upon figures developed consistent with industry practices. However, actual local and
regional construction costs may vary significantly from our estimate and individual insurance
policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, 
we strongly recommend that the Client obtain estimates from professionals experienced in
establishing insurance coverage. This analysis should not be relied upon to determine insurance
coverage and we make no warranties regarding the accuracy of this estimate.  

34. The data gathered in the course of this assignment ( except data furnished by the Client) shall
remain the property of the Appraiser. The appraiser will not violate the confidential nature of the
appraiser-client relationship by improperly disclosing any confidential information furnished to
the appraiser. Notwithstanding the foregoing, the Appraiser is authorized by the client to disclose
all or any portion of the appraisal and related appraisal data to appropriate representatives of the
Appraisal Institute if such disclosure is required to enable the appraiser to comply with the Bylaws
and Regulations of such Institute now or hereafter in effect.  
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35. You and Valbridge Property Advisors | Southern Michigan both agree that any dispute over
matters in excess of $5,000 will be submitted for resolution by arbitration. This includes fee
disputes and any claim of malpractice. The arbitrator shall be mutually selected. If Valbridge
Property Advisors | Southern Michigan and the client cannot agree on the arbitrator, the presiding
head of the Local County Mediation & Arbitration panel shall select the arbitrator. Such
arbitration shall be binding and final. In agreeing to arbitration, we both acknowledge that, by
agreeing to binding arbitration, each of us is giving up the right to have the dispute decided in a
court of law before a judge or jury. In the event that the client, or any other party, makes a claim
against Valbridge Property Advisors | Southern Michigan or any of its employees in connections
with or in any way relating to this assignment, the maximum damages recoverable by such
claimant shall be the amount actually received by Valbridge Property Advisors | Southern
Michigan for this assignment, and under no circumstances shall any claim for consequential
damages be made. 

36. Valbridge Property Advisors | Southern Michigan shall have no obligation, liability, or
accountability to any third party. Any party who is not the “client” or intended user identified on
the face of the appraisal or in the engagement letter is not entitled to rely upon the contents of
the appraisal without the express written consent of Valbridge Property Advisors | Southern
Michigan . “ Client” shall not include partners, affiliates, or relatives of the party named in the
engagement letter. Client shall hold Valbridge Property Advisors | Southern Michigan and its
employees harmless in the event of any lawsuit brought by any third party, lender, partner, or
part-owner in any form of ownership or any other party as a result of this assignment. The client
also agrees that in case of lawsuit arising from or in any way involving these appraisal services, 
client will hold Valbridge Property Advisors | Southern Michigan harmless from and against any
liability, loss, cost, or expense incurred or suffered by Valbridge Property Advisors | Southern
Michigan in such action, regardless of its outcome. 

37. The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by Southern Michigan. 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. 

38. 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.  

39. This report and any associated work files may be subject to evaluation by Valbridge Property
Advisors, Inc., or its affiliates, for quality control purposes. 

40. Acceptance and/ or use of this appraisal report constitutes acceptance of the foregoing general
assumptions and limiting conditions. 
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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 1205005950.  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.   

The undersigned does hereby 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. 

I 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.   

I have not performed any 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. 

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 is 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 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. 

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. 

I have not made a personal inspection of the property that is the subject of this report.  

A thorough research project whose objective has been the discovery, confirmation, inspection, and
analysis of data pertinent to this valuation situation has been completed. 
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No one provided significant real property appraisal assistance to the person signing this
certification, unless otherwise noted. 

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 appraiser signing this report is competent to complete the assignment.  The appraiser has
the knowledge and experience to complete the assignment competently or has disclosed the
lack of knowledge and/or experience to the client, taken all steps necessary or appropriate to
complete the assignment competently and has 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. 

The use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.  The reported analyses, opinions, and conclusions were
developed, and this report has been prepared in conformity with Title XI of the Federal Financial
Institutions Reform Recovery, and Enforcement Act of 1989 (FIRREA) and its regulations, as well as
the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation and the
Appraisal Institute.  This report is intended to comply with the above requirements.  The definition
of market value is intended to follow the market value definition as per F.D.I.C.'s final rule of FIRREA

12 C.F.R., § 323.2. 

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. 

James T. Hartman, MAI, SGA, AI-GRS

Certified General Real Estate Appraiser

State of Michigan, License # 1205005950

jhartman@valbridge. com

JTH:CMC/ mns
File # MI01- 25-0104
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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. Cameron
M. Clark is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan, 
Number 1205075247.   

The undersigned does hereby 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. 

I 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.   

I have not performed any 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. 

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 is 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 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. 

I have made a personal inspection of the property that is the subject of this report.   

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 person signing this
certification, unless otherwise noted. 

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. 

Page 101 of 171



VACANT LAND, SOUTH WAVERLY ROAD, LANSING, INGHAM COUNTY, MICHIGAN
CERTIFICATION

2025 VALBRIDGE PROPERTY ADVISORS | SOUTHERN MICHIGAN PAGE 52

The appraiser signing this report is competent to complete the assignment.  The appraiser has
the knowledge and experience to complete the assignment competently or has disclosed the
lack of knowledge and/or experience to the client, taken all steps necessary or appropriate to
complete the assignment competently and has 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. 

The use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.  The reported analyses, opinions, and conclusions were
developed, and this report has been prepared in conformity with Title XI of the Federal Financial
Institutions Reform Recovery, and Enforcement Act of 1989 (FIRREA) and its regulations, as well as
the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation and the
Appraisal Institute.  This report is intended to comply with the above requirements.  The definition
of market value is intended to follow the market value definition as per F.D.I.C.'s final rule of FIRREA

12 C.F.R., § 323.2. 

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. 

Cameron M. Clark

Certified General Real Estate Appraiser

State of Michigan, License # 1205075247

cclark@valbridge. com

JTH: CMC/ mns
File # MI01- 25- 0104
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Glossary
Definitions are taken from The Dictionary of Real Estate Appraisal, 7th Edition (Dictionary), the Uniform Standards of
Professional Appraisal Practice ( USPAP), and Building Owners and Managers Association International ( BOMA).  

Absolute Net Lease
A lease in which the tenant pays all expenses including
structural maintenance, building reserves, and
management; often a long- term lease to a credit tenant. 
Dictionary) 

Amortization
The process of retiring a debt or recovering a capital
investment, typically through scheduled, systematic
repayment of the principal; a program of periodic
contributions to a sinking fund or debt retirement fund. 
Dictionary) 

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 date. ( Interagency Appraisal and Evaluation
Guidelines) Note that the use of the “ as is” phrase is
specific to appraisal regulations pursuant to FIRREA
applying to appraisals prepared for regulated lenders in
the United States. The concept of an “ as is” value is not
included in the Standards of Valuation Practice of the
Appraisal Institute, Uniform Standards of Professional
Appraisal Practice, or International Valuation Standards. 
Dictionary) 

Base Rent
The minimum rent stipulated in a lease. (Dictionary) 

Base Year
The year on which escalation clauses in a lease are
based. ( Dictionary) 

Building Common Area
In office buildings, the areas of the building that provide
services to building tenants but that are not included in
the office area or store area of any specific tenant. These
areas may include, but shall not be limited to, main and
auxiliary lobbies, atrium spaces at the level of the
finished floor, concierge areas or security desks, 
conference rooms, lounges or vending areas, food
service facilities, health or fitness centers, daycare
facilities, locker or shower facilities, mail rooms, fire
control rooms, fully enclosed courtyards outside the
exterior walls, and building core and service areas such
as fully enclosed mechanical or equipment rooms. 
Specifically excluded from building common area are
floor common areas, parking space, portions of loading
docks outside the building line, and major vertical
penetrations. ( BOMA) 

Building Rentable Area
The sum of all floor rentable areas. Floor rentable area is
the result of subtracting from the gross measured area
of a floor the major vertical penetrations on that same
floor. It is generally fixed for the life of the building and
is rarely affected by changes in corridor size or
configuration. (BOMA) 

Bulk Value
The value of multiple units, subdivided plots, or
properties in a portfolio as though sold together in a
single transaction. (Dictionary) 

Certificate of Occupancy ( COO) 
A formal written acknowledgment by an appropriate
unit of local government that a new construction or
renovation project is at the stage where it meets
applicable health and safety codes and is ready for
commercial or residential occupancy. ( Dictionary) 

Common Area Maintenance ( CAM)  
The expense of operating and maintaining common
areas; may or may not include management charges and
usually does not include capital expenditures on tenant
improvements or other improvements to the property. 
Dictionary)  

The amount of money charged to tenants for their
shares of maintaining a [ shopping] center’ s common
area. The charge that a tenant pays for shared services
and facilities such as electricity, security, and
maintenance of parking lots. Items charged to common
area maintenance may include cleaning services, parking
lot sweeping and maintenance, snow removal, security, 
amenities,] and upkeep. (ICSC – International Council of

Shopping Centers, 4th Ed.) 

Condominium
An attached, detached, or stacked unit within or
attached to a structure with common areas that are held
as tenants in common ( an undivided interest) with other
owners in the project. The units can be residential, 
commercial, industrial, or parking spaces or boat docks. 
These units are commonly defined by state laws in their
locations. Because units can be stacked on top of other
units, these units can be defined both vertically and
horizontally. (Dictionary) 
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Conservation Easement
An interest in real estate restricting future land use to
preservation, conservation, wildlife habitat, or some
combination of those uses. A conservation easement
may permit farming, timber harvesting, or other uses of
a rural nature as well as some types of conservation-
oriented development to continue, subject to the
easement. (Dictionary) 

Contributory Value
A type of value that reflects the amount a property or
component of a property contributes to the value of
another asset or to the property as a whole. 

The change in the value of a property as a whole, 
whether positive or negative, resulting from the addition
or deletion of a property component. Also called
deprival value in some countries. (Dictionary) 

Debt Coverage Ratio ( DCR)  
The ratio of net operating income to annual debt service
DCR = NOI÷Im), which measures the relative ability of
a property to meet its debt service out of net
operating income; also called debt service coverage ratio ( DSCR). 
A larger DCR typically indicates a greater ability for
a property to withstanda reduction of income, 
providing an improved safety margin fora lender. (

Dictionary) Deed
Restriction A provision written into a deed that limits the use
of land. Deed restrictions usually remain in effect when
title passestosubsequent owners. (

Dictionary) 
Depreciation In appraisal, a loss in property value from any cause; 
the difference between the cost ofan improvement on
the effective date of the appraisal and the value of
theimprovement on the same

date.  In accounting, an allocation of the original cost of
an asset, amortizing the cost over the asset’ s life; 
calculated usinga variety of standard techniques. (

Dictionary) Disposition
Value The most probable price that a specified interest
in property should bring under the following

conditions: 1. Consummation of a sale within a specified
time, which is shorter than the typical exposure time
for sucha property in that

market. 2. The property is subjected to market
conditions prevailing as of the dateof

valuation;  3. Both the buyer and seller are acting prudently
and

knowledgeably; 4. The seller is under compulsion to

sell; 5. The buyer is typically

motivated; 6. Both parties are acting in what they consider to
be their best

interests; 7. An adequate marketing effort will be made
during the exposure

time; 8. Payment will be made in cash in U.S. dollars (or
the local currency) or in termsof financial
arrangements comparable thereto; 

and 9. 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. This definition can also be modified to provide
for valuation with specified financing terms. (

Dictionary) Double Net (Net Net) 
Lease An alternative term for a type of net lease. In
some markets, a net net lease is defined as a lease in
which the tenant is responsible to pay both property taxes
and premiums for insuring the building( s). (

Valbridge) The market definition of a double net lease
varies depending on the

market) 
Easement The right to use another’ s land for a stated
purpose. 

Dictionary) 
EIFS Exterior Insulation Finishing System. This is a type
of exterior wall cladding system. Sometimes referred to
as dry-

vit. Effective
Date 1. The date on which the appraisal opinion

applies. 
SVP) 2. The date to which anappraiser’s analyses, 

opinions, and conclusions apply; also referred to as date
of value. (USPAP, 2020- 2021

ed.) 3. The date that a lease goes into effect. (

Dictionary) Effective Gross Income (
EGI) The anticipated income from all operations of the
real estate after an allowance is made for vacancy
and collection losses and an addition is made for any
other income. (

Dictionary) Effective
Rent Total base rent, or minimum rent stipulated in a
lease, over the specified lease term minus rent
concessions; the rent that is effectively paid by a tenant net
of financial concessions provided by a landlord. (
TIs). 
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EPDM
Ethylene Propylene Diene Monomer Rubber. A type of
synthetic rubber typically used for roof coverings. 

Escalation Clause
A clause in an agreement that provides for the
adjustment of a price or rent based on some event or
index. e.g., a provision to increase rent if operating
expenses increase; also called escalator clause, expense
recovery clause or stop clause. (Dictionary) 

Estoppel Certificate
A signed statement by a party (such as a tenant or a
mortgagee) certifying, for another’s benefit, that certain
facts are correct, such as that a lease exists, that there
are no defaults, and that rent is paid to a certain date. 
Black’ s) In real estate, a buyer of rental property

typically requests estoppel certificates from existing
tenants. Sometimes referred to as an estoppel letter. 
Dictionary) 

Excess Land
Land that is not needed to serve or support the existing
use. The highest and best use of the excess land may or
may not be the same as the highest and best use of the
improved parcel. Excess land has the potential to be
sold separately and is valued separately. (Dictionary) 

Excess Rent
The amount by which contract rent exceeds market rent
at the time of the appraisal; created by a lease favorable
to the landlord ( lessor) and may reflect unusual
management, unknowledgeable or unusually motivated
parties, a lease execution in an earlier, stronger rental
market, or an agreement of the parties. (Dictionary) 

Expense Stop
A clause in a lease that limits the landlord’ s expense
obligation, which results in the lessee paying operating
expenses above a stated level or amount. (Dictionary) 

Exposure Time
1. The time a property remains on the market.  
2. An opinion, based on supporting market data, of

the length of time that 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. 
USPAP, 2020- 2021 ed.) 

Extraordinary Assumption
An assignment- specific assumption as of the effective
date regarding uncertain information used in an analysis
which, if found to be false, could alter the appraiser’s
opinions or conclusions. 

Comment: Uncertain information might include
physical, legal, or economic characteristics of the subject
property; or conditions external to the property, such as
market conditions or trends; or the integrity of data
used in an analysis. (USPAP) 

Fee Simple Estate
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. ( Dictionary) 

Floor Common Area
In an office building, the areas on a floor such as
washrooms, janitorial closets, electrical rooms, 
telephone rooms, mechanical rooms, elevator lobbies, 
and public corridors which are available primarily for the
use of tenants on that floor. In essence, floor common
area represents all of the area on the floor that is
common to that respective floor with the exception of
those areas that penetrate through the floor, such as the
elevator shaft and stairwell. The significant point to be
made is that floor common area is not part of the
tenant’ s usable area. ( BOMA) 

Full Service ( Gross) Lease
A lease in which the landlord receives stipulated rent
and is obligated to pay all of the property’ s operating
and fixed expenses; also called a full service lease. 
Dictionary) 

Furniture, Fixtures, and Equipment ( FF& E) 
Business trade fixtures and personal property, exclusive
of inventory. (Dictionary) 

Going- Concern Value
An outdated label for the market value of all the
tangible and intangible assets of an established and
operating business with an indefinite life, as if sold in
aggregate; more accurately termed the market value of
the going concern or market value of the total assets of
the business. ( Dictionary) 

Gross Building Area (GBA) 
1. Total floor area of a building, excluding unenclosed

areas, measured from the exterior of the walls of
the above- grade area. This includes mezzanines and
basements if and when typically included in the
market area of the type of property involved. 

2. Gross leasable area plus all common areas. 
3. For residential space, the total area of all floor levels

measured from the exterior of the walls and
including the superstructure and substructure
basement; typically does not include garage space. 
Dictionary) 
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Gross Measured Area
The total area of a building enclosed by the dominant
portion ( the portion of the inside finished surface of the
permanent outer building wall which is 50 percent or
more of the vertical floor-to-ceiling dimension, at the
given point being measured as one moves horizontally
along the wall), excluding parking areas and loading
docks (or portions of same) outside the building line. It
is generally not used for leasing purposes and is
calculated on a floor by floor basis. ( BOMA) 

Gross Up Method
A method of calculating variable operating expenses in
income- producing properties when less than 100% 
occupancy is assumed. Expenses reimbursed based on
the amount of occupied space, rather than on the total
building area, are described as “grossed up.” (Dictionary) 

Gross Sellout Value ( Sum of the Retail Values) 
The sum of the separate and distinct market value
opinions for each of the units in a condominium, 
subdivision development, or portfolio of properties, as
of the date of valuation. The aggregate of retail values
does not represent the value of all the units as though
sold together in a single transaction; it is simply the total
of the individual market value conclusions. An appraisal
has an effective date, but summing the sale prices of
multiple units over an extended period of time will not
be the value on that one day unless the prices are
discounted to make the value equivalent to what
another developer or investor would pay for the bulk
purchase of the units. Also called the aggregate of the
retail values, aggregate retail selling price or sum of the
retail values. ( Dictionary) 

Ground Lease
A lease that grants the right to use and occupy land. 
Improvements made by the ground lessee typically
revert to the ground lessor at the end of the lease term. 
Dictionary) 

Ground Rent
The rent paid for the right to use and occupy land
according to the terms of a ground lease; the portion of
the total rent allocated to the underlying land. 
Dictionary) 

HVAC
Heating, ventilation, air conditioning (HVAC) system. A
unit that regulates the temperature and distribution of
heat and fresh air throughout a building. ( Dictionary) 

Highest and Best Use
1. The reasonably probable use of property that

results in the highest value. The four criteria that the
highest and best use must meet are legal

permissibility, physical possibility, financial
feasibility, and maximum productivity. 

2. The use of an asset that maximizes its potential and
that is possible, legally permissible, and financially
feasible. The highest and best use may be for
continuation of an asset’ s existing use of for some
alternative use. This is determined by the use that a
market participant would have in mind for the asset
when formulating the price that it would be willing
to bid. (IVS) 

3. [ The] highest and most profitable use for which the
property is adaptable and needed or likely to be
needed in the reasonably near future. ( Uniform
Appraisal Standards for Federal Land Acquisitions) 
Dictionary) 

Hypothetical Condition
1. A condition that is presumed to be true when it is

known to be false. ( SVP)  
2. A condition, directly related to a specific

assignment, which is contrary to what is known by
the appraiser to exist on the effective date of the
assignment results, but is used for the purpose of
analysis. 

Comment: Hypothetical conditions are 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 the integrity of data used
in an analysis. (USPAP) 

Insurable Value ( Replacement Cost for Insurance
Purposes) 
The estimated cost, at current prices as of the effective
date of valuation, of a substitute for the building being
valued, using modern materials and current standards, 
design, and layout for insurance coverage purposes
guaranteeing that damaged property is replaced with
new property ( i.e., depreciation is not deducted). 
Dictionary) 

Investment Value
1. The value of a property to a particular investor or

class of investors based on the investor’ s specific
requirements. Investment value may be different
from market value because it depends on a set of
investment criteria that are not necessarily typical of
the market. (Dictionary) 

2. The value of an asset to the owner or a prospective
owner given individual investment or operational
objectives ( may also be known as worth). ( IVS) 

Just Compensation
In condemnation, the amount of loss for which a
property owner is compensated when his or her
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property is taken. Just compensation should put the
owner in as good a position pecuniarily as he or she
would have been if the property had not been taken. 
Dictionary) 

Leased Fee Interest
The ownership interest held by the lessor, which
includes the right to receive the contract rent specified
in the lease plus the reversionary right when the lease
expires. ( Dictionary) 

Leasehold Interest (Leasehold Estate) 
The right held by the lessee to use and occupy real
estate for a stated term and under the conditions
specified in the lease. ( Dictionary) 

See also Positive Leasehold and Negative Leasehold. 

Lessee ( Tenant) 
One who has the right to occupancy and use of the
property of another for a period of time according to a
lease agreement. (Dictionary) 

Lessor ( Landlord) 
One who conveys the rights of occupancy and use to
others under a lease agreement. (Dictionary) 

Liquidation Value
The most probable price that a specified interest in
property should bring under the following conditions: 

1. Consummation of a sale within a short time period. 

2. The property is subjected to market conditions
prevailing as of the date of valuation.  

3. Both the buyer and seller are acting prudently and
knowledgeably.  

4. The seller is under extreme compulsion to sell. 

5. The buyer is typically motivated. 

6. Both parties are acting in what they consider to be
their best interests. 

7. A normal marketing effort is not possible due to the
brief exposure time. 

8. Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto. 

9. 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. (Dictionary) 

Loan to Value Ratio ( LTV) 
The ratio between a mortgage loan and the value of the
property pledged as security, usually expressed as a
percentage. (Dictionary) 

Major Vertical Penetrations
Stairs, elevator shafts, flues, pipe shafts, vertical ducts, 
and the like, and their enclosing walls. Atria, lightwells
and similar penetrations above the finished floor are
included in this definition. Not included, however, are
vertical penetrations built for the private use of a tenant
occupying office areas on more than one floor. 
Structural columns, openings for vertical electric cable or
telephone distribution, and openings for plumbing lines
are not considered to be major vertical penetrations. 
BOMA) 

Market Rent
The most probable rent that a property should bring in a
competitive and open market under all the conditions
requisite to a fair lease transaction, the lessee and the
lessor each acting prudently and knowledgeably, and
assuming the rent is not affected by undue stimulus. 
Implicit in this definition is the execution of a lease as of
a specified date under conditions whereby: 
1. Lessee and lessor are typically motivated; 
2. Both parties are well informed or well advised, and

acting in what they consider their best interests; 
3. Payment is made in terms of cash or in terms of

financial arrangements comparable thereto; and
4. The rent reflects specified terms and conditions, 

such as permitted uses, use restrictions, expense
obligations, duration, concessions, rental
adjustments and revaluations, renewal and
purchase options, and tenant improvements ( TIs). 
Appraisal Institute) 

Market Value
The following definition of market value is used by
agencies that regulate federally insured financial
institutions in the United States: The most probable
price that 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: 

1. Buyer and seller are typically motivated; 

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

3. A reasonable time is allowed for exposure in the
open market; 

4. Payment is made in terms of cash in United States
dollars or in terms of financial arrangements
comparable thereto; and
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5. 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. (Dictionary;  12 C.F.R. Part
34.42(g); 55 Federal Register 34696, August 24, 
1990, as amended at 57 Federal Register 12202, 
April 9, 1992; 59 Federal Register 29499, June 7, 
1994) 

Marketing Time
An opinion of the amount of time it might take to sell a
real or personal property interest at the concluded
market value level during the period immediately after
the effective date of an appraisal. Marketing time differs
from exposure time, which is always presumed to
precede the effective date of an appraisal. ( Advisory
Opinion 7 of the Appraisal Standards Board of the
Appraisal Foundation) 

Master Lease
1. A lease in which a part or the entire property is

leased to a single entity ( the master lessee) in return
for a stipulated rent. The master lessee then
subleases the property to multiple tenants. 

2. The first lease in a sandwich lease. ( Dictionary) 

Modified Gross Lease
A lease in which the landlord receives stipulated rent
and is obligated to pay some, but not all, of the
property’s operating and fixed expenses. Since
assignment of expenses varies among modified gross
leases, expense responsibility must always be specified. 
In some markets, a modified gross lease may be called a
double net lease, net net lease, partial net lease, or semi-
gross lease. ( Dictionary) 

Negative Leasehold
A lease situation in which the market rent is less than
the contract rent. (Dictionary) 

Operating Expense Ratio
The ratio of total operating expenses to effective gross
income ( TOE/ EGI); the complement of the net income
ratio, i.e., OER = 1 – NIR ( Dictionary) 

Option
A legal contract, typically purchased for a stated
consideration, that permits but does not require the
holder of the option (known as the optionee) to buy, sell, 
or lease real estate for a stipulated period of time in
accordance with specified terms; a unilateral right to
exercise a privilege. ( Dictionary) 

Partial Interest
Divided or undivided rights in real estate that represent
less than the whole, i.e., a fractional interest such as a
tenancy in common or easement. ( Dictionary) 

Pass Through
A tenant’ s portion of operating expenses that may be
composed of common area maintenance ( CAM), real
property taxes, property insurance, and any other
expenses determined in the lease agreement to be paid
by the tenant. (Dictionary) 

Percentage Lease
A lease in which the rent or some portion of the rent
represents a specified percentage of the volume of
business, productivity, or use achieved by the tenant. 
Dictionary) 

Positive Leasehold
A lease situation in which the market rent is greater than
the contract rent. (Dictionary) 

Potential Gross Income ( PGI) 
The total income attributable to property at full
occupancy before vacancy and operating expenses are
deducted. ( Dictionary) 

Prospective Opinion of Value
A value opinion effective as of a specified future date. 
The term does not define a type of value. Instead, it
identifies a value opinion as being effective at some
specific future date. An opinion of value as of a
prospective date is frequently sought in connection with
projects that are proposed, under construction, or under
conversion to a new use, or those that have not yet
achieved sellout or a stabilized level of long- term
occupancy. ( Dictionary) 

Replacement Cost
The estimated cost to construct, at current prices as of a
specific date, a substitute for a building or other
improvements, using modern materials and current
standards, design, and layout. ( Dictionary) 

Reproduction Cost
The estimated cost to construct, at current prices as of
the effective date of the appraisal, an exact duplicate or
replica of the building being appraised, using the same
materials, construction standards, design, layout, and
quality of workmanship and embodying all of the
deficiencies, superadequacies, and obsolescence of the
subject building. ( Dictionary) 

Retrospective Value Opinion
A value opinion effective as of a specified historical date. 
The term retrospective does not define a type of value. 
Instead, it identifies a value opinion as being effective at
some specific prior date. Value as of a historical date is
frequently sought in connection with property tax
appeals, damage models, lease renegotiation, deficiency
judgments, estate tax, and condemnation. Inclusion of
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the type of value with this term is appropriate, e.g., 
retrospective market value opinion.” (Dictionary) 

Sandwich Leasehold Estate
The interest held by the sandwich leaseholder when the
property is subleased to another party; a type of
leasehold estate. (Dictionary) 

Sublease
An agreement in which the lessee in a prior lease
conveys the right of use and occupancy of a property to
another, the sublessee, for a specific period of time, 
which may or may not be coterminous with the
underlying lease term. (Dictionary) 

Subordination
A contractual arrangement in which a party with a claim
to certain assets agrees to make that claim junior, or
subordinate, to the claims of another party. ( Dictionary) 

Surplus Land
Land that is not currently needed to support the existing
use but cannot be separated from the property and sold
off for another use. Surplus land does not have an
independent highest and best use and may or may not
contribute value to the improved parcel. (Dictionary) 

TPO
Thermoplastic polyolefin, a resilient synthetic roof
covering. 

Triple Net (Net Net Net) Lease
An alternative term for a type of net lease. In some
markets, a net net net lease is defined as a lease in

which the tenant assumes all expenses ( fixed and
variable) of operating a property except that the
landlord is responsible for structural maintenance, 
building reserves, and management; also called NNN
lease, net net net lease, or fully net lease. (Dictionary) 

The market definition of a triple net lease varies; in
some cases tenants pay for items such as roof repairs, 
parking lot repairs, and other similar items.) 

Usable Area
The measured area of an office area, store area, or
building common area on a floor. The total of all the
usable areas for a floor shall equal floor usable area of
that same floor. (BOMA) 

Value- in-Use
1. The amount determined by discounting the future

cash flows ( including the ultimate proceeds of
disposal) expected to be derived from the use of an
asset at an appropriate rate that allows for the risk
of the activities concerned. ( FASB Accounting
Standards Codification, Master Glossary) 

2. Formerly used in valuation practice as a synonym
for contributory value or use value. ( Dictionary) 

VTAB ( Value of the Total Assets of a Business) 
The total amount that the real property, tangible
personal property, and intangible property assets of a
business would sell for in an asset-based transaction. 
Dictionary) 
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Photographs of Subject Property
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Assessment Records
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Excerpts from Zoning Ordinance
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Letter of Engagement
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Qualifications of Appraisers
James T. Hartman, MAI, SGA, AI-GRS
Senior Managing Director
Valbridge Property Advisors | Southern Michigan

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 #1205005950, with the State of Indiana, License #CG40600034, and with the State of Ohio, License

2007005970. 

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
Supervisory Appraiser/Trainee Course
Uniform Appraisal Standards for Federal Land Acquisitions: Practical Applications
Scope of Work: Expanding your Range of Services

Page 123 of 171



VACANT LAND, SOUTH WAVERLY ROAD, LANSING, INGHAM COUNTY, MICHIGAN
ADDENDA

2025 VALBRIDGE PROPERTY ADVISORS | SOUTHERN MICHIGAN PAGE 74

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
Supervising Appraisal Trainees
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
Government and the Housing Market
Introduction to Green Buildings: Principles & Concepts
Appraising Automobile Dealerships

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
Advanced Computer Applications for Appraisers – Valbridge Property Advisors
Fractional Interest Valuation – Valbridge Property Advisors

Appraisal Assignments: 

Performed a variety of appraisal assignments including appraisals of vacant land, subdivisions, industrial
buildings, hotels, golf courses, resorts, shopping centers, bowling/family entertainment centers, 
manufactured home communities, elderly care facilities, condominium construction and conversion, 
restaurants, and office buildings. 

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

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- 24 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 Chair, 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 Chair, General Comprehensive Exam Panel, Appraisal Institute

2014- 15 Secretary, The Society of Golf Appraisers

2014 Awarded AI-GRS designation from Appraisal Institute

2014-24 Member, State of Michigan Board of Real Estate Appraisers

2016- 17 President, Society of Golf Appraisers

2015-19 Vice Chair, General Comprehensive Exam Panel, Appraisal Institute

2016-21 Vice Chair, State of Michigan Board of Real Estate Appraisers

2021- 22 Chair, State of Michigan Board of Real Estate Appraisers
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Cameron M. Clark
Appraiser
Valbridge Property Advisors | Southern Michigan

Education: 

Central Michigan University
Bachelors of Business Administration

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 .  Cameron M. 
Clark is currently licensed as a Certified General Real Estate Appraiser with the State of Michigan, License

1205075247. 

Appraisal Assignments: 

A variety of appraisal assignments including appraisals of residential, commercial, industrial, and mixed
use properties for federally related mortgage transactions, private estates, and tax purposes.   

Types of Assignments:   

Single Family Residences Apartments
2-4 Family Residences Assisted Living Facilities
Convenience Stores/ Gas Stations Golf Courses
Industrial/Warehouse Hotels/Motels
Office Buildings Retail Buildings
Residential Subdivisions Shopping Centers
Vacant Land Going Concern
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3033 Riviera Drive, Suite 106
Naples, FL 34103
Phone: 888.981.2029

Valbridge Property Advisors, Inc.

valbridge. com

Valbridge is the largest independent commercial property valuation and advisory service firm in North

America. 

Total number of MAI- designated appraisers ( 200+ on staff)  Total number of office locations ( 80+ 

across the U.S.) 

Total number of staff ( 675+ strong) 

Valbridge covers the entire U.S. from coast to coast. 

Valbridge specializes in appraising all types of real property. 

Valbridge provides independent valuation services. We are NOT owned by a brokerage firm or

investment company. 

Every Valbridge office is overseen by a senior managing director who holds the MAI designation of the

Appraisal Institute. 

Valbridge is owned by local offices. 

Valbridge welcomes single- property assignments as well as portfolio, multi- market, and other bulk-

property engagements.   
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BY THE COMMITTEE ON DEVELOPMENT AND PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
Act-6-2025, 0 South Waverly Road, Purchase of Property 
 
WHEREAS, the City of Lansing Parks and Recreation Department has requested to 
acquire a parcel of real property, 0 South Waverly Road, Parcel Identification Number 23-
50-80-01-282-004, from the Lansing Christian Center Church to facilitate expansion of 
the Southside Pathway; and  
 
WHEREAS, the property is approximately 35.2 acres that is currently vacant woodland; 
and 
 
WHEREAS, the property was appraised on May 14, 2025 and valued at Four Hundred 
Fifty Thousand Dollars ($450,000) 
 
WHEREAS, the City of Lansing will utilize grant funds from the State of Michigan Natural 
Resources Trust Fund; and 
 
WHEREAS, the City of Lansing will provide a twenty-six percent (26%) grant match of 
One Hundred Seventeen Thousand Dollars ($117,000.00); and 
 
WHEREAS, the agreed upon purchase price is not-to-exceed Four Hundred Fifty 
Thousand Dollars ($450,000.00) plus closing costs; and 
 
WHEREAS, on November 5, 2025, the Planning Commission reviewed the location, 
character, and extent of the proposal in accordance with its Act 33 Review procedure, 
and voted unanimously 7-0 to recommend approval of Act-6-2025, 0 South Waverly 
Road, Purchase of Property; and 
 
WHEREAS, the Committee on Development and Planning has reviewed the report and 
recommendation of the Planning Commission and concurs therewith. 
 
NOW THEREFORE BE IT RESOLVED, the Lansing City Council hereby approves Act-
6-2025, and approves the purchase of property legally described as: 

COM 173.58 FT N OF E 1/4 COR, TH W 2640 FT, N 601.92 FT, E 2465.3 FT, S 
150 FT, E 175 FT, S 227.05 FT, W 200 FT, S 100 FT, E 200 FT, S 124.87 FT TO 
BEG; SEC 1 T3N R3W 
 

From the Lansing Christian Center Church for a sum not-to-exceed Four Hundred Fifty 
Thousand Dollars ($450,000.00), plus closing costs. 
 
BE IT FINALLY RESOLVED, that the Mayor, on behalf of the City, is authorized to 
execute all documents necessary to complete this transaction, subject to the prior 
approval as to content and form by the City Attorney. 
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SLU- 1- 2025 3011 Turner Street Paqe 1

GENERAL INFORMATION

APPLICANT: Esther Mwankenja

520 S. Holmes Street

Lansing, MI 48912

OWNER: Jerry & Joshua Dahlberg
Trust Rental, LLC

3927 W. Willow Highway

Lansing, MI 48912

REQUESTED ACTION: Special Land Use Permit for a state -licensed adult foster care, 

small group home for up to 12 residents in care at 3011
Turner Street

EXISTING LAND USE: Single Family Residential

EXISTING ZONING: " R- 1" Residential District

PROPERTY SIZE: 91. 5' x 250' = 22, 869 square feet

SURROUNDING LAND USE: N: Single Family Residential
S: Vacant

E: Vacant Commercial Buildings

W: Single Family Residential

SURROUNDING ZONING: N: " R- 1" Residential District

S: " R- 1" Residential District

E: " MX- 1" Mixed Use Neighborhood Center District

W: " R- 1" Residential District

MASTER PLAN DESIGNATION: The Design Lansing Master Plan designates the subject

property for low density residential use. Turner Street is

designated as a " neighborhood connector".. 

APPLICANT' S REOUESTS

This is a request for a special land use permit to permit a state -licensed adult foster care small group
home for 7 to 12 residents at 3011 Turner Street. The proposal is to provide assisted living and care
for a maximum of 12 residents that may be developmentally disabled, need assistance with daily
living activities or are dealing with mental health issues. The home will be licensed and operated in

accordance with all State of Michigan requirements for adult foster care group home facilities and
subject to inspections and oversight thereby. 
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SPECIAL LAND USE PERMIT

Section 1262. 02( f) of the Zoning ordinance sets forth the criteria which must be used to
evaluate a Special Land Use permit request. The criteria and evaluation are as follows. 

1. Is the proposed special land use designed, constructed, operated, and maintained in a
manner harmonious with the character of adjacent property and the surrounding
area? 

Approval of the special land use permit will allow the existing single family residential
building at 3011 Turner Street to be used for low impact residential use that will not change
the general character of the neighborhood. Traffic is expected to be light, and activity
associated with the use should be minimal as it will not generate noise, fumes, light glare or
other nuisances that would be disruptive to the neighborhood. If the special land use permit
is not approved, the building could continue to remain vacant and will deteriorate over time
which will have a negative impact on the neighborhood. 

The facility will have to be licensed and maintain licensing by the State of Michigan, 
Department of Licensing and Regulatory Affairs and will be subject to its oversight, 
regulations, and requirements. The facility will also be subject to inspections by both the
State and the Ingham County Health Department and must have 2 caregivers on the site at all
times. The proposed use is not a treatment facility but rather provides housing and care for
individuals who are unable to live on their own due to developmental/ mental health issues. 

2. Will the proposed special land use change the essential character of the surrounding
area? 

The proposal merely involves reuse of an existing building from one residential use to
another. The facility will be the home for its residents so it will not involve short-term or
transient occupancy. Furthermore, no new building construction is proposed for the site and
the level of activity generated by the proposed use will not change the essential character of
the area. The proposed group home will not generate a high level of traffic and the activity in
general associated with the proposed use is expected to be very low, and comparable to that
which would be generated by a large family occupying the house. 

3. Will the proposed special land use interfere with the enjoyment of adjacent property? 

The proposed 12- bed adult foster care home will not interfere with the enjoyment ofadjacent
properties. There will be 2 employees/ caregivers in the facility at all times, and it will be
subject to oversight and inspections by the State of Michigan Licensing division. In addition, 
the use will have a low impact on the surrounding residential neighborhood as it will
generate a low volume of traffic and will not involve noise, fumes, light glare, or any other
type of nuisances that could interfere with the enjoyment of other properties in the area. 

4. Will the proposed special land use represent an improvement to the use or character of
property under consideration and the surrounding area in general, and will the use be
in keeping with the natural environment of the lot? 
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The proposed group home will allow for reasonable use of a vacant house, which will be an
improvement to the area. In addition, since the site is restricted to 60% lot coverage ( all

impervious surfaces), the paving needing to fulfill the parking requirement will not
negatively impact the natural environment. 

5. Will the proposed special land use be hazardous to adjacent property or involve uses, 
activities, materials or equipment which are detrimental to the health, safety or welfare

of persons or property through the excessive production of traffic, noise, smoke, odor, 
fumes or glare? 

The proposed group home will produce very little traffic and no smoke, odors, fumes, glare
or anything else at a level that would be detrimental or disruptive to the surrounding
neighborhood. Furthermore, it is not anticipated that the facility will generate outdoor
activities that result in noise from large numbers of people congregating on the site. 

6. Will the proposed special land use be adequately served by essential public facilities
and services, or is it demonstrated that the person responsible for the proposed special
land use is able to continually provide adequately for the services and facilities deemed
essential to the special land use under consideration? 

The site is already served by all necessary public facilities. Any upgrades to accommodate
the increased utility usage will be the sole responsibility of the applicant or owner. With
respect to transportation, the proposed adult care home will generate a low volume of both
vehicle and pedestrian traffic. Since most, if not all of the residents of the facility will not
drive, the traffic on a daily basis will be limited to visitors and staff, which will likely only
be about 4- 5 people during the day and even fewer in the evenings and overnight. This level

of traffic will be comparable, if not even lower, than that which would be generated if a large
family was occupying the house as a single- family residence. 

7. Will the proposed special land use place demand on public services and facilities in
excess of current capacity? 

A 12- bed adult care home will not place much, if any demand on public serves beyond
that of a single- family home occupied by a large family. 

8. Is the proposed special land use consistent with the intent and purpose of this Zoning
Code and the objectives of any currently adopted Comprehensive Plan? 

It is not anticipated that the proposed group home will negatively impact the surrounding
residential area. It will generate a low volume of traffic, will not result in overuse of on - 
street parking, and will not produce noise, fumes, light glare or an overall level of activity
that would be disruptive to the area. The proposed use will, therefore, be consistent with the
intent and purpose of the Comprehensive Plan, the Zoning Ordinance and proper planning
principles in general. 

Approval of the special land use permit will also not negatively impact future patterns of
development or set a negative precedent for additional requests to permit group homes in the
area. Both the City and the State require adult foster care facilities to be separated by at least
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1500 feet. In addition, the subject property is unique in that it contains a large home, is

directly across the street from commercial properties and is located along and has its only
access from a connector road. 

9. Will the proposed special land use meet the dimensional requirements of the district in
which the property is located? 

Since this request does not involve any new building construction, the only dimensional
requirement that applies is the required parking for the proposed use. Section 1254. 01. 03 of

the Zoning Ordinance requires . 5 parking spaces for every 2 beds in the facility, plus . 25
spaces per unit for visitor/ employee parking. The proposed facility will have 12 beds, which
requires 6 parking spaces. There is currently a single lane, gravel driveway that leads to a
garage and gravel parking behind the house. The driveway will need to be paved and there
will need to be a paved area in the backyard that accommodates 6 parking spaces. Since the

property is zoned single family residential, the maximum allowable lot coverage (buildings
and pavement) is limited to 60%. The site appears to be large enough to accommodate this

restriction. 

SUMMARY

The available information supports a finding the request satisfies all of the criteria set forth in the
Zoning Ordinance for evaluating special land use permit applications, as detailed in this staff report. 

RECOMMENDATION

Staff recommends approval of SLU- 1- 2025, for a special land use permit to allow a state - licensed

adult foster care, small group home providing care for a maximum of 12 residents, at 3011 Turner
Street. 

Respectfully Submitted, 

Susan Stachowiak

Zoning Administrator
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PETITION FOR SPECIAL LAND USE Reset Form

IS CITY OF LANSING

ti PLANNING OFFICE Print Form

a

11GP
FILE NUMBER: 

Andy Schor, Mayor DATE SUBMITTED: 

To the Honorable Mayor and City Council: 

The undersigned do hereby petition for approval of a Special Land Use on the following described property: 

Y(.
I?d. LaA l , t , 

full street address, including zip code, or location ofproperty

Legal La+- Lj I 3D. t.4 1 e+ 4 E    , Id - fir mS S,LA-b
description: 

Applicant: 
el V'% QA 0 I,-C" 

Address ( including zip code): j

C 

Phone number( s): 

Name of owner( s): } e. I~ P . s InAi Ci b o- h I b-e- a J - rrU.,4 0Q., 4- fv I L— C
i

Owner address ( including zip code): (,' 2  l HOW l n 01 - 7

Owner phone number( s): 

Interest in property (pleose check one): 

Option to buy  Owner

Lessee  Represent owner

Other( pleosespec6): 

IF MORE SPACE IS NEEDED FOR THE ITEMS LISTED BELOW, PLEASE ATTACH EXTRA SHEETS

Proposed Special Land Use: 

Child Care ( 23ormore) Residential Care Facility ( 7ormore) 

Zoning of the property:  S I I ' L S \ - 4ni' l I L

Size of Parcel: 

Width:  ft. Length: ft. Area: Sq. ft. 

Irregular: ( specify and attach scale drawing with dimension) 
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Submit the following: 

Lot Plan ( showing location of existing structure and include adjacent properties and setback dimensions). 

Site Plan ( showing parking areas, driveways, accessory buildings, trash receptacles). 

Landscape, screening, and buffering plan in accordance with Chapter 1290. 

Photographs of the site. 

Flood plain elevations, if applicable. 

Copies of permits from other agencies, if applicable. 

Consolidated Rate: $ 1, 100. 00

Please review the application and file it with the Planning Office. The Planning Office will transmit it to the
City Clerk forofficial submission. 

Signature of applicant: 

Name: c° 

M

PLANNING OFFICE

316 N. CAPITOL AVE., SUITE D- 1

LANSING, MI 48933- 1236

517) 483- 4066
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SLU-1-2025, 3011 Turner Street 
 

Special Land Use Permit – Adult Foster Care Small Group Home 
______________________________________________________________________________ 
 
 
SLU-1-2025 is a request by Esther Mwankenja for a Special Land Use permit to 
authorize a state-licensed adult foster care small group home at 3011 Turner Street.   
 
The proposal is to provide assisted living and care for a maximum of 12 residents 
that may be developmentally disabled, need assistance with daily living activities or 
are dealing with mental health issues.  The home will be licensed and operated in 
accordance with all State of Michigan requirements for adult foster care group home 
facilities.  
 
The Planning Commission held a public hearing at its September 2, 2025, meeting, 
at which the applicant spoke in favor of the request and no other comments were 
received.  Following the hearing, the Commission voted unanimously to 
recommend that the City Council approve SLU-1-2025 based upon its compliance 
with the criteria set forth in the Zoning Ordinance for evaluating requests for 
special land use permits.  
 

Department of Economic 
Development and Planning
Rawley Van Fossen, Director

Planning & Zoning Office
316 N. Capitol Avenue, Suite D-1

Lansing, Michigan 48933
PH: 517.483.4066

www.lansingmi.gov/planning
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BY THE COMMITTEE ON DEVELOPMENT AND PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
SLU-1-2025, 3011 Turner Street, State-Licensed Adult Foster Care Small Group 
Home 
 
WHEREAS, Esther Mwankenja has requested a special land use permit authorizing the 
use of the existing building at 3011 Turner for a state-licensed adult foster care, small 
group home with a maximum capacity of 12 residents; and 
 
WHEREAS, a review was completed by staff evaluating the character, location and 
impact of the proposal on the surrounding area, the environment and public services as 
well as its consistency with the existing zoning and land use patterns in the area and with 
the objectives of the Design Lansing Comprehensive Plan; and 
 
WHEREAS, the Planning Commission held a public hearing on September 2, 2025, at 
which the applicant spoke in favor of the request and no other comments were received; 
and 
 
WHEREAS, the Planning Commission, at its September 2, 2025, meeting, voted 6-0 to 
recommend approval of SLU-1-2025 for a special land use permit authorizing the use of 
the building at 3011 Turner Street for a state-licensed adult foster care, small group home 
with a maximum capacity of 12 residents; and 
 
WHEREAS, the City Council held a public hearing regarding SLU-1-2025 on November 
17, 2025; and 
 
WHEREAS, the Committee on Development and Planning has reviewed the report and 
residential development recommendation of the Planning Commission. 
 
NOW THEREFORE BE IT RESOLVED that the Lansing City Council hereby approves 
SLU-1-2025 for a special land use permit authorizing use of the building at 3011 Turner 
Street for a state-licensed adult foster care, small group home with a maximum capacity 
of 12 residents. 
 
BE IT FURTHER RESOLVED that this Special Land Use permit shall remain in effect 
only so long as the petitioner fully complies with this resolution, and if the petitioner fails 
to comply, the Special Land Use permit may be terminated by City Council Resolution.  
 
BE IT FINALLY RESOLVED that in granting this request, the City Council determines 
that: 
 
1. The proposed group home will be harmonious with the character of the 

surrounding area. 
 
2. The proposed group home will not change the essential character of the area. 
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3. The proposed group home will not interfere with the enjoyment of adjacent 

properties. 
 
4. The proposed group home does represent an improvement to the property. 
 
5. The proposed group home will not generate any nuisances or hazardous 

conditions. 
 
6. The proposed group home can be adequately served by public services and 

utilities. 
 
7. The proposed group home will not place any demand on public services and 

facilities in excess of current capacities. 
 
8. The proposed group home is consistent with the goals of the Zoning Code and the 

Design Lansing Comprehensive Plans. 
 
9. The proposed use will meet the dimensional requirements of the zoning district. 
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Z-1-2025 3310 West Mount Hope Avenue Page 1

GENERAL INFORMATION

APPLICANT:      Andrew Abood
246 Equities, LLC
246 E. Saginaw Street, Suite 100
East Lansing, MI 48823

OWNER:    Mark & Vickie Miske
3310 W. Mt. Hope Avenue
Lansing, MI 48911

REQUESTED ACTION: Rezoning 3310 W. Mt. Hope Avenue from R-1 “Residential” 
to MFR “ Multi Family Residential” 

EXISTING LAND USE:  Single- family residential

PROPERTY SIZE:   200' x 407' = 18,400 square feet, 1.87 acre

SURROUNDING LAND USE: N:       Single-family residential
S: Single and multi- family residential
E:        Single-family residential
W: Multi- family residential

SURROUNDING ZONING:  N: R-1 “ Residential” 
S: MFR “Multi Family Residential” 
E: R-1 “ Residential” 
W: MFR “Multi Family Residential” 

MASTER PLAN: The Design Lansing Master Plan designates the future land
use of the subject property for low density residential
development. Mount Hope Avenue is designated as a prime
connector street type.  

DESCRIPTION:        

This is a request to rezone 3310 W Mt. Hope Avenue from R-1 “Residential” to MFR “Multi Family
Residential”. The purpose of the rezoning is to permit the construction of a 29-unit, multi- family
apartment building on the property (see attached preliminary site plan).  The existing single-family
house would be demolished to accommodate the new building. 

REZONING ANALYSIS

COMPATIBILITY WITH SURROUNDING LAND USE: 

The proposed multiple family development will be compatible with the surrounding land uses in the
area in which it is located.  The property is adjacent to a 7.1-acre multi-family condominium
development to its west, a 7.4-acre apartment complex, a 25-acre senior housing complex, and a
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10.8-acre mobile home trailer park to its south, all of which are currently zoned “ MFR” Multiple
Family Residential.  Under the current “R-1” zoning, the only permitted use for the subject property
is one single family home as it currently exists.  Since the property directly adjoins “ MFR” zoning, 
approval of the request will not result in creating a “ spot zone” which is typically considered to be
contrary to the basic principles of planning and zoning as it affords property rights to one owner that
are not afforded to adjoining property owners and sets a negative precedent for future rezoning
requests of a similar nature.   

The minimum lot size in the R-1 zoning district is 50’ x 100’ ( 5,000 square feet). The
Cambridge/Westchester neighborhood adjacent to the subject property is unique in that the parcels
average around 20,000 square feet which significantly larger than the parcels in most neighborhoods
in the City.  There are a few “R-1” zoned parcels along W. Mt. Hope Avenue that average around
10,000 square feet. The subject parcel, at 81,400 square feet, is much larger than any other single-
family residential property in the area and is thus being underutilized as such. 

The proposed density for the site ( 29 units, 1.86 acres) is 14.5 units per acre. The adjoining property
to the west contains 84 condominium units for a density of approximately 15 units per acres and the
multiple family sites to the south are far more dense than what currently exists and what is proposed.  

The allowable number of dwelling units, or density, in the “ MFR” zoning district is determined by
the lot size and the number of dwelling units by bedroom count as follows:  

Efficiency unit - 2200 square feet of lot area
1-bedrrom unit - 2600 square feet of lot area
2-bedroom unit - 3000 square feet of lot area
3+ bedroom unit - 3800 square feet of lot area

The proposed density complies with the ordinance requirement. The site is 81,400 square feet in
area and the applicant’ s proposal is for 15 1-bedroom units and 14 2-bedroom units: 

2600 x 15 = 39,000 square feet
3000 x 14 = 42,000 square feet
Total lot area required: 81,000 square feet

The subject property will maintain the existing matures trees along the north and east property lines
to provide a natural screen for the adjoining single-family residential neighborhood. A combination
of new trees and shrubs will be required in the buffer area between the building and the front
property line. The zoning ordinance requires the build-to line of the principal building to be 30’- 35’ 
maximum, limiting the front setback and placing the building further from the adjacent single- family
homes. 

The proposed development will be compatible with the existing multi- family development in the
area. The building will be located consistent with the established front yard setback pattern along
Mt. Hope Avenue, will maintain its natural tree buffers and will have a density that is comparable
with the surrounding area.  
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COMPLIANCE WITH MASTER PLAN: 

The future land use plan designates the area as low-density residential, not taking into account the
significant amount the multi-family residential zoning and land uses that already exists. It appears
that the subject property was designated for single family use, simply to reflect its current use rather
than envisioning a higher and better use, given the surrounding zoning and land uses and its location
on a collector road. While the proposed zoning/ land use is not consistent with the specific future
land use designation, it is consistent with some of the fundamental principles of planning and zoning
and thus meets the intent of the master plan.  These include locating new multiple family residential
uses adjacent to or in close proximity to existing multiple family uses, fulfilling a need that is
identified in the plan for additional housing, and locating such uses where they have direct access
to roadways that are designed to carry a relatively high volume of traffic.  

At 15.5 units per acre, the proposed development is above the  6 units per acre density norms stated
in the master plan. Mid-century neighborhoods are usually six units per acre while pre-WWII are
six to ten per acre. The existing single-family home, built in 1926 is very unique for this area at 0.53
units per acre and could be considered a very inefficient use of land. 

IMPACT ON VEHICULAR AND PEDESTRIAN TRAFFIC: 

Mt. Hope Avenue is designated as a prime connector that is designed and intended to carry a higher
volume of traffic than a typical residential street. Mt. Hope Avenue is more than capable of
accommodating the traffic generated by the proposed 29-unit multiple family residential use. In
addition, site is located on a bus route and is served by bicycle lanes so that there are alternative
transportation options to use of private vehicles.   

51 parking spaces are required for the proposed occupancy. 55 parking spaces are shown on the
preliminary site plan ( see attached).  Since there is no on- street parking along W. Mt. Hope, the
additional spaces will provide a cushion to accommodate excess parking needs for residents and
visitors to the site.  

IMPACT ON PUBLIC FACILITIES: 

The site plan for the proposed development will require administrative review and approval. One of
the primary components of this review is the plans for sanitary drainage, storm sewer/drainage, and
all other utility systems.  Any changes or upgrades to the utility system to accommodate the new
development will be the responsibility of the developer.  

ENVIRONMENTAL IMPACT: 

The site plan will be reviewed for compliance with all applicable City codes and ordinances, many
of which are specifically designed to ensure that the development does not have any negative impact
on the environment.  Furthermore, W. Mt. Hope Avenue is along a bus route which will allow
residents to be less dependent on private transportation. Reducing motorized traffic has a positive
impact on the environment as less traffic results in less pollution created by greenhouse gas
emissions.  It also results in less wear and tear on streets.    
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IMPACT ON FUTURE PATTERNS OF DEVELOPMENT: 

The rezoning will no negative impacts on future patterns of the development in the area. Since there
are no other sites in the vicinity that share same characteristics as the subject property, approval of
the rezoning will not set a negative precedent for future requests to rezone single family residential
sites for new multiple family residential development in the area. The subject property is directly
adjacent and across the street from existing multiple family residential zoning/ use, will be accessed
solely by W. Mt. Hope Avenue, is large enough to accommodate a multiple family residential
building with the site improvements applicable thereto and is underutilized for 1 single family
residential dwelling, given its size and location.  

SUMMARY

This is a request to rezone 3310 W Mt. Hope Avenue from “ R-1” Residential to “ MFR”  Multi
Family Residential. The purpose of the rezoning is to permit the construction of a 29-unit, multi-
family apartment building on the property ( see attached preliminary site plan).  The existing single-
family house would be demolished to accommodate the new building. 

The findings of fact described in this staff report support a positive recommendation for the
requested rezoning. The proposed “ MFR” zoning will be consistent with the surrounding zoning
and land use patterns and will provide much needed housing with convenient access to public
transportation and designated bicycle routes. In addition, the proposed use will be consistent with
the intent of the master plan and will have no negative impacts on traffic, the environment, public
services, or future patterns of development in the area.  New residential units

RECOMMENDATION

Pursuant to the findings described above, the following motion is offered for the Planning
Commission’ s consideration: 

I make a motion to recommend approval of Z-1-2025 to rezone 3310 W Mt. Hope
Avenue from “R-1” Residential to “MFR” Multi Family Residential.” 

Respectfully Submitted, 

Sue Stachowiak
Zoning Administrator
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Aerial: 
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Zoning: 
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Streetview: 

Page 152 of 171



SCALE: 1" = 20' 0"SITEPLAN1

DRAWN BY:

PROJECT MANAGER:

th
e

gr
o
u
p

pe
a
b
o
d
y

AR
C
H
I
T
E
C
T
S

D
E
S
I
G
N
E
R
S

78
2
E

C
o
l
u
m
b
i
a
S
t
r
e
e
t

Ma
s
o
n

M
i
c
h
i
g
a
n

4
8
8
5
4

Ph
o
n
e

5
1
7

3
4
9

0
9
0
2

Co
p
y
r
i
g
h
t

2
0
2
5

t
h
e

p
e
a
b
o
d
y

g
r
o
u
p

ww
w

t
p
g
a
r
c
h
c
o
m

51
7

5
7
5

5
0
5
0

ma
r
k
@
f
i
n
e
o
u
t
d
e
s
i
g
n
g
r
o
u
p

c
o
m

CO
P
Y
R
I
G
H
T

2
0
2
5

T
H
E

D
E
S
I
G
N
A
N
D
D
R
A
W
I
N
G
S

I
N
C
L
U
D
E
D
I
N

TH
E
S
E
P
L
A
N
S
A
R
E

T
H
E
S
O
L
E
P
R
O
P
E
R
T
Y

O
F

F
I
N
E
O
U
T

D
E
S
I
G
N

GR
O
U
P
L
L
C
A
N
D
C
A
N
N
O
T

B
E
U
S
E
D

S
H
A
R
E
D

O
R

TR
A
N
S
F
E
R
R
E
D
T
O
A
N
Y
O
N
E

W
I
T
H
O
U
T

D
U
E
C
O
M
P
E
N
S
A
T
I
O
N

AN
D
W
R
I
T
T
E
N
A
P
P
R
O
V
A
L
B
Y

F
I
N
E
O
U
T

D
E
S
I
G
N
G
R
O
U
P
L
L
C

F

I

N

E

O

U

T

D

E

S

I

G

N

G

R

O

U

P

GD

009

MU
L
T
I
F
A
M
I
L
Y

R
E
S
I
D
E
N
T
I
A
L

Ap
a
r
t
m
e
n
t
s

f
o
r

M
r

A
n
d
r
e
w
A
b
o
o
d

33
1
0

W

M
T

H
O
P
E

A
V
E

LA
N
S
I
N
G

M
I
C
H
I
G
A
N

4
8
9
1
1

10/ 05/ 2025

V

MAF

A1.00

PRELIM. SITE PLAN

439'-11 1/ 2"

TWO WAY DRIVE - FIRELANE

BUILDING FOOTPRINT
3 STORIES

HEIGHT: 36' 10"

LOT COVERAGE

TOTAL LOT SF
60% MAXIMUM LOT SF OF

COVERAGE FOR IMPERVIOUS
SURFACES

PROPOSED LOT SF
COVERAGE FOR IMPERVIOUS

SURFACES

81,400 48,840 42,109

APARTMENT UNITS AND PARKING SPACES

TOTAL LOT SF
ALLOCATED FOR
BOTH 1 & 2 BED

UNITS

1 BEDROOM APARTMENTS 2 BEDROOM APARTMENTS
TOTAL PARKING

STALLS PROPOSED
TOTAL APARTMENT
UNITSPROPOSEDNUMBEROF 1

BEDROOM UNITS
SF OF LOT SIZE

REQUIRED PER UNIT
SF OF 1 BED RM

LOT ALLOCATION
TOTAL PARKING
STALLS  ( 1.5 PER

UNIT)

NUMBER OF 2
BEDROOM UNITS

SF OF LOT SIZE
REQUIRED PER UNIT

SF OF 2 BED RM
LOT ALLOCATION

TOTAL PARKING
STALLS  ( 2 PER

UNIT)

81,000 15 2,600 39,000 23 14 3,000 42,000 28 55 29

4

28'-0"

TW
O

W
A
Y

D
R
I
V
E

HA
M
M
E
R
H
E
A
D

F
I
R
E
L
A
N
E

5'

0

18

0

24
0

18

0

7'

0

82

0

31

4

20
0

0

7'-0"

7'-0" 19'-0"26'-0" 7'-0" 37'-6" 191'-0"

15'-10"

30
0

30'-0"

30
1
0

10/ 08/ 2025

5

6

5

SHEET LEGEND

SHEET KEYNOTES
1 EXISTING ASPHALT ROAD

2 PROPOSED 7' WIDE PUBLIC SIDEWALK

3 EDGE OF 33' RIGHT OF WAY

4
ALL DRIVES ARE DESIGNED TO ACCOMMODATE A VEHICLE DESIGN
WEIGHT OF 85,000LB

5
CARPORT STRUCTURES SHALL BE PROVIDED OVER THE WEST
PROPERTY LINE PARKING SPACES

6 3 ADA PARKING SPACES, 2 STANDARD AND 1 FOR A VAN

7
SOUTH FACADE FACING W MT HOPE AVE WILL BE DESIGNED TO
HAVE THE APPEARANCE OF A FRONT ENTRANCE

8
5' MINIMUM LANDSCAPING SETBACK AREA BETWEEN THE PARKING
LOT AND THE SIDE AND REAR PROPERTY LINES

9 SCREEN FENCE, 6 FEET IN HEIGHT

10 DUMPSTER ENCLOSURE

11 EXISTING 12' DIA. OR LARGER TREE PROTECTED AND RETAINED TYP.

LANDSCAPE NOTES
ALL LANDSCAPING WILL MEET THE REQUIRED CRITERIA STATED IN CHAPTER
1252 OF THE CITY OF LANSING CODE OF ORDINANCES

2

1

3

8 9

8

14

4

8 9

9

7

TREES REQUIRED FOR PARKING AND DRIVEWAY

TOTAL LANDSCAPE SETBACK
SF

1 TREE FOR EACH 4,000 SF
OF PAVED DRIVEWAY AND

PARKING LOT

TOTAL CURRENT AND
PROPOSED TREES, LOCATED

AT MAXIMUM 10' FROM
PARKING LOT

22,839 5.62 6

10

10/ 10/ 2025

30'-0"

W
M
O
U
N
T

H
O
P
E

A
V
E

64'-0"

24
6

10/ 14/ 2025

5 5

28

0

93

1
1

7

8

18'-0"

10/ 26/ 2025

407'-0"

11

Page 153 of 171



Z-1-2025 

3310 W Mt. Hope Road 
Rezoning from “R-1” Residential to “MFR” Multi Family Residential 

At its November 5, 2025 meeting, the Planning Commission voted 7-0 to recommend 
approval of Z-1-2025. This is a request to rezone the property at 3310 W Mt. Hope Road 
from “R-1” Residential to “MFR” Multi Family Residential. The purpose of the rezoning is 
to facilitate the building of one 29-unit apartment building.  

The Planning Commission held a public hearing at the November 5 meeting at which one 
person spoke in opposition of the request. The Planning and Zoning Office staff 
recommended approval. 
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INTRODUCTION OF ORDINANCE 
 
An ordinance of the City of Lansing, Michigan, providing for the rezoning of a parcel of 
real property located in the City of Lansing, Michigan, and for the revision of the district 
maps adopted by Section 1242.02 of the Code of Ordinances. Property located at: 
 

Z-1-2025 3310 West Mount Hope Road, Rezoning from “R-1” Residential to 
“MFR” Multi Family Residential. 

 
The ordinance is read a first time by its title and referred to the Committee on 
Development and Planning. 
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ORDINANCE # _______ 
 
AN ORDINANCE OF THE CITY OF LANSING, MICHIGAN, PROVIDING FOR THE 
REZONING OF A PARCEL OF REAL PROPERTY LOCATED IN THE CITY OF 
LANSING, MICHIGAN AND FOR THE REVISION OF THE DISTRICT MAPS ADOPTED 
BY SECTION 1242.02 OF THE CODE OF ORDINANCES. 
 
 The City of Lansing ordains: 
 
Section 1.  That the district maps adopted by and incorporated as Section 1242.02 of the 
Code of Ordinances of the City of Lansing, Michigan be amended to provide as follows: 
 
 To change the zoning classification of the property described as follows: 
 
 Case Number:  Z-1-2025  
 Parcel Number: 33-01-01-19-376-031 
 Addresses:  3310 West Mount Hope Road 

Legal Descriptions: COM 630 FT W OF S 1/4 POST SEC 19, TH N 440 FT, W 
200 FT, S 440 FT, E 200 FT TO BEG; SEC 19 T4N R2W, from 
“R-1” Residential to “MFR” Multi Family Residential 

 
Section 2.  All ordinances or parts of ordinances inconsistent with the provisions hereof 
are hereby repealed. 
  
Section 3.   This ordinance was duly adopted by the Lansing City Council on _________, 
2025, and a copy is available in the office of the Lansing City Clerk, 9th Floor, City Hall, 
124 W. Michigan Avenue, Lansing, MI 48933. 
  
Section 4.   This ordinance shall take effect on the 30th day after enactment.  
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CITY OF LANSING 
NOTICE OF PUBLIC HEARING 

 
Z-1-2025, 3310 W Mt. Hope Road 

Rezoning from R-1 “Residential” to MFR “Multi Family Residential”  
  

The Lansing City Council will hold a public hearing on Monday, January 12, 2026 at 
7:00 p.m. in the Tony Benavides Lansing City Council Chambers, 10th Floor, Lansing 
City Hall, 124 W. Michigan Avenue, Lansing, Michigan to consider a request to rezone 
Z-1-2025, 3310 West Mount Hope Road from R-1 “Residential” to MFR “Multi Family 
Residential”. The purpose of the rezoning is to permit multiple-family residential use of 
the subject property. 
 
For more information, please call Lansing City Council at 517-483-4177. If you are 
interested in this matter, please attend the public hearing or send a representative. 
Written comments will be accepted between 8 a.m. and 5 p.m. on City business days if 
received before 5 p.m., Monday, January 12, 2026 at the City Clerk’s Office, Ninth Floor, 
City Hall, 124 West Michigan Ave., Lansing, MI 48933 or email city.clerk@lansingmi.gov. 
                                                                                                                                                                                              
Chris Swope, City Clerk, MMC/CMMC 
www.lansingmi.gov/Clerk 
www.facebook.com/LansingClerkSwope  
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BY THE COMMITTEE ON DEVELOPMENT AND PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
Resolved by the City Council of the City of Lansing that a public hearing be set for 
Monday, January 12, 2026 at 7:00 p.m. in the Tony Benavides Lansing City Council 
Chambers, 10th Floor, Lansing City Hall, 124 W Michigan Avenue, Lansing, Michigan, for 
the purpose of approving and/or opposing the Ordinance for rezoning: 
 

Z-1-2025 3310 West Mount Hope Road – Rezoning from “R-1” Residential to 
“MFR” Multi Family Residential 
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Z-3-2025

117 Island Avenue
Rezoning from “R-3” Residential to “MX-C” Mixed Use Urban Corridor

At its November 5, 2025 meeting, the Planning Commission voted 7-0 to recommend
approval of Z-3-2025. This is a request to rezone the property at 117 Island Ave. from “R-3” 
Residential to “MX-C” Mixed Use Urban Corridor. The purpose of the rezoning is to facilitate
the building of off-street accessory parking.  

The Planning Commission held a public hearing at the November 5 meeting at which one
person spoke in favor and no one in opposition of the request. The Planning and Zoning Office
staff recommended approval. 
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GENERAL INFORMATION

APPLICANT:     Dafnes Lansing LLC (agent: Kostas Marselis) 
1400 S Washington Ave. 
Lansing, MI 48910

OWNER: Dafnes Lansing LLC
1289 Creekpoint Dr. 
Rochester, Mi 48307

REQUESTED ACTIONS: Rezoning from R-3 “ Residential” to MX-C “ Mixed Use
Urban Corridor” 

EXISTING LAND USE:  Vacant

PROPERTY SIZE:   50’ x 132’ 6,600 square feet, 0.152 acre

SURROUNDING LAND USE: N:       Single-family residential
S: Single- family residential
E:        Single-family residential
W: Commercial/ Light- Industrial

SURROUNDING ZONING:  N: R-3 “ Residential” 
S: R-3 “Residential” 
E: R-3 “ Residential” 
W: MX-C “Mixed Use Urban Corridor” 

MASTER PLAN: The Design Lansing Master Plan designates the future land
use of the subject property for medium- low density residential
development. South Washington Avenue. is designated as an
activity corridor street type.  

DESCRIPTION:        

This is a request to rezone 117 Island Avenue from R-3 “Residential” to MX-C “Mixed Use Urban
Corridor” to permit an off-street parking lot. If approved, the parcel would be combined with 1400
S. Washington Avenue, also owned by the applicant, to provide additional parking for the industrial
facility.  

REZONING ANALYSIS

COMPATIBILITY WITH SURROUNDING LAND USE: 

The R-3 Residential zoning district permits a single residential building with one to six units per
parcel. The proposed MX-C district permits several land uses including multiple- family residential, 
commercial, office, light industry, and a mixture thereof. The square footage of the subject property, 
6,600, is sufficient to accommodate a new building or building addition. The zoning ordinance, 
however, requires buildings to be setback a minimum of 25 feet from adjacent R-3 zoned properties,  
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rendering half of the subject parcel unbuildable for anything other than parking and protecting the
adjoining residential properties to the west from any potential negative impacts that could be
generated by industrial uses.  Additional restrictions limit a new building on the subject parcel from
being taller than three stories on that buildable portion of the site so as to not tower over the adjacent
residential houses. 

All off-street parking facilities within 20 feet of a residential property are required to be screened
with a privacy fence. The zoning ordinance also requires trees within the landscaping setback
surrounding a parking lot, further screening the 1400 S. Washington Avenue property from the
adjacent residential property. 

The zoning ordinance is intended to protect residential properties from possible nuisances of non-
residential development. Through proper landscape, screening and buffering the proposed parking
lot is not anticipated ed to have any negative impacts on the adjoining residential properties.  

COMPLIANCE WITH MASTER PLAN: 

The future land use plan designates the area for medium- low-density residential development. Since
a house on the property would be located in very close proximity to the industrial building at 1400
S. Washinton Avenue, it is highly unlikely that it will be developed for that purpose. Combining the
subject property with the adjoining industrial property will make use of the site and will serve the
parking needs to support its operations and allow it to continue operating at its present location. This
is a sign of positive economic growth in the City. Furthermore, the use of one parcel measuring 50’ 
x 132’ for additional parking is negligible and will have no noticeable impacts on the character of
the area and with proper buffering as required by ordinance, no negative impacts on the peaceful
enjoyment of the surrounding residential neighborhood. 

IMPACT ON VEHICULAR AND PEDESTRIAN TRAFFIC: 

The subject property is located on a local street, Island Avenue, 164 feet from S Washington Ave. 
One driveway currently exists on Island Ave. The applicant envisions up to 35 parking spaces solely
for employee use once the subject parcel is incorporated into the site. According to the applicant, 
1400 S Washington Ave. has 55 parking spaces for 75 employees. The business does anticipate
future growth within five years, requiring additional parking for it to continue operating at its current
location. Since the parking will be for employees only, staff does not believe there will be a
significant impact on the circulation network since most of the vehicles will be arriving/ departing
at two specific times during the day. The planning and zoning office staff recommends that only one
egress be maintained to limit turning conflicts on the local street. If two driveways are proposed, 
they should be limited to one-way only and properly separated. 

IMPACT ON PUBLIC FACILITIES: 

The site plan for the proposed development will require administrative review and approval. Primary
components of this review are the plans for the storm sewer/ drainage and other applicable utility
systems. 
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ENVIRONMENTAL IMPACT: 

The site plan will be reviewed for compliance with all applicable City codes and ordinances, many
of which are specifically designed to ensure that the development does not have any negative impact
on the environment. As part of the site plan review process, the City will require new trees within
the setback areas along the front property lines. Staff anticipates that at least six (6) new trees will
be planted. 

IMPACT ON FUTURE PATTERNS OF DEVELOPMENT: 

The installation of an off-street parking lot should have minimal impacts on development patterns
in the area. Although one buildable residential parcel will be removed from the City’s inventory, 
the site has been vacant for ten years and currently experiences trespassing and littering.  

SUMMARY

This purpose of this request is to rezone 117 Island Avenue from R-3 “ Residential” to MX-C “Mixed
Use Urban Corridor” to permit off-street accessory parking. The attachments demonstrate
compliance with the zoning ordinance development requirements mentioned in this report. 

The Ingham County Land Bank acquired the property at the end of 2013. The former single- family
house on the parcel was demolished in 2015. The Land Bank sold the property in 2019. Although a
construction company purchased the property in 2022, they did not submit plans to build in the two
years before selling to the applicant in 2025. Staff consistently advises caution against the removal
of buildable residential property in the City, but the 10-year vacancy of the property and the close
proximity to 121 Island Ave., 1411 Reo Ave. as well as the large, light-industrial property of 1400
S Washington Ave. itself have made residential redevelopment of the subject parcel unlikely. 

The findings of fact as described in this staff report support a positive recommendation for the
requested rezoning.  The proposed rezoning will have no negative impacts on traffic, public services, 
the environment, or future patterns of development in the area.    

RECOMMENDATION

Pursuant to the findings described above, the following motion is offered for the Planning
Commission’ s consideration: 

I make a motion to recommend that the City Council approve Z-3-2025 to rezone 117
Island Avenue from “ R-3” Residential to “ MX-C” Mixed Use Urban Corridor.” 

Respectfully Submitted, 

Sue Stachowiak
Zoning Administrator
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Aerial: 
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Zoning: 
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Exhibit A
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Street view: 
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INTRODUCTION OF ORDINANCE 
 
An ordinance of the city of Lansing, Michigan, providing for the rezoning of a parcel of 
real property located in the city of Lansing, Michigan and for the revision of the district 
maps adopted by section 1242.02 of the Code of Ordinances. Property located at: 
 

Z-3-2025 117 Island Ave., Rezoning from “R-3” Residential to “MX-C” Mixed 
Use Urban Corridor 

 
The ordinance is read a first time by its title and referred to the Committee on 
Development and Planning. 
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CITY OF LANSING 
NOTICE OF PUBLIC HEARING 

 
Z-3-2025, 117 Island Avenue 

Rezoning from R-3 “Residential” to MX-C “Mixed Use Urban Corridor”  
  

The Lansing City Council will hold a public hearing on Monday, January 12, 2026 at 
7:00 p.m. in the Tony Benavides Lansing City Council Chambers, 10th Floor, Lansing 
City Hall, 124 W. Michigan Avenue, Lansing, Michigan to consider a request to rezone 
Z-3-2025, 117 Island Ave. from R-3 “Residential” to MX-C “Mixed Use Urban Corridor”. 
The purpose of the rezoning is to permit off-street accessory parking. 
 
For more information, please call Lansing City Council at 517-483-4177. If you are 
interested in this matter, please attend the public hearing or send a representative. 
Written comments will be accepted between 8 a.m. and 5 p.m. on City business days if 
received before 5 p.m., Monday, January 12, 2026 at the City Clerk’s Office, Ninth Floor, 
City Hall, 124 West Michigan Ave., Lansing, MI 48933 or email city.clerk@lansingmi.gov. 
                                                                                                                                                                                              
Chris Swope, City Clerk, MMC/CMMC 
www.lansingmi.gov/Clerk 
www.facebook.com/LansingClerkSwope  
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ORDINANCE # _______ 
 
AN ORDINANCE OF THE CITY OF LANSING, MICHIGAN, PROVIDING FOR THE 
REZONING OF A PARCEL OF REAL PROPERTY LOCATED IN THE CITY OF 
LANSING, MICHIGAN AND FOR THE REVISION OF THE DISTRICT MAPS ADOPTED 
BY SECTION 1242.02 OF THE CODE OF ORDINANCES. 
 
 The City of Lansing ordains: 
 
Section 1.  That the district maps adopted by and incorporated as Section 1242.02 of the 
Code of Ordinances of the City of Lansing, Michigan be amended to provide as follows: 
 
 To change the zoning classification of the property described as follows: 
 
 Case Number: Z-3-2025  
 Parcel Number: 33-01-01-21-329-011 
 Addresses:  117 Island Avenue 

Legal Descriptions: E 50 FT LOT 3 BLOCK 2 MCKIBBENS ADD, from “R-3” 
Residential to “MX-C” Mixed Use Urban Corridor 

 
Section 2.  All ordinances or parts of ordinances inconsistent with the provisions hereof 
are hereby repealed. 
  
Section 3.   This ordinance was duly adopted by the Lansing City Council on _________, 
2026, and a copy is available in the office of the Lansing City Clerk, 9th Floor, City Hall, 
124 W. Michigan Avenue, Lansing, MI 48933. 
  
Section 4.   This ordinance shall take effect on the 30th day after enactment.  
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BY THE COMMITTEE ON DEVELOPMENT AND PLANNING 
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING 

 
Resolved by the City Council of the City of Lansing that a public hearing be set for 
Monday, January 12, 2026 at 7:00 p.m. in the Tony Benavides Lansing City Council 
Chambers, 10th Floor, Lansing City Hall, 124 W Michigan Avenue, Lansing, Michigan, for 
the purpose of approving and/or opposing the Ordinance for rezoning: 
 

Z-3-2025  117 Island Avenue, Rezoning from “R-3” Residential to “MX-C” 
Mixed Use Urban Corridor 
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