
 
 

CITY OF SPRINGDALE 
Committee Agendas  

Monday, June 1st, 2015 
Multipurpose Room #236  

City Administration Building 
      Meetings begin at 5:30 p.m.  

 
Street & CIP Committee by Chairman Rick Evans: 

 

1. A Discussion of a compensation settlement offer for Tract 125 on the Johnson Road 
Reconstruction- Phase II Project. Presented by: James Breakfield, Sr. Project Manager 
and Rich Grubbs, Representation of Owner.  

 
Ordinance Committee by Chairman Mike Overton: 
 
2. A Discussion pertaining to the Sign Ordinance. Presented by: Patsy Christie, Director of 

Planning.  
 
 
 
 

 



4/24/2015 

James Breakfield 
Sr. Project Manager 
City of Springdale 

RE: AHTD JOB 040272: Springdale CP-0808 

Mr. Breakfield, 

Your time on the phone and the information you emailed me was greatly appreciated. 

Mr. Reed and his staff of professional appraisers have earned the utmost degree of 
respect in the industry, however the property owners have a difference of opinion on the 
choice of similarities among the comparable properties. 

f highly disagree that the subject property is similar to comparison #2. Comparison 
property #2 has no major road frontage, access or visibility. 

The subject property has frontage, access and visibility to both Hwy 412 (Sunset) and 
Johnson Road. As shown on the 2013 AHDT traffic count study Hwy 412 near the subject 
location had a traffic count of 26,000 vehicles per day and Johnson Road had a count of 
7,400 vehicles per day. A traffic count for property comparable #2 is not available 
beCause it has only local drive by traffic and no major road frontage. 
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It is my belief that the subject property is much more similar to property comparison #1 and 
#5. The traffic count near #1 is somewhere between 4,300 and 11,000 on Elm Springs 
Road and a very insignificant traffic count on Oak Grove Road. This property does have 
good visibility and access to Elm Springs Road, but the traffic counts even with the 
opening of the new Wai-Mart remain well below the subject property. Traffic counts 
immediately in front of the Wai-Mart would more closely reflect traffic counts for the subject 
property. Therefore I see no reason for a location deduction, but will allow for a size 
deduction of .47/sf. That would put the value of the subject property at $6.21/sf using this 
property comparison #1. 

Property number 5 is much closer in comparison with traffic counts, accessibility and 
visibility, but I would agree to the $.99/sf reduction for size. However, I do not agree with 
the $1.42/sf reduction for location. My company was the selling agency and I was the 
selling Broker on this lot when it sold to the current Buyers. I was also the Usting Broker 
on the planned Whataburger one-acre site directly across the road that is directly 
comparable to #5. That site is under contract with Whataburger for $16/sf and is 
scheduled to close on July 13. The Seller and Whataburger both have undergone 
extensive due diligence costs and each side would endure huge penalties if the sale were 
not to be completed by one side or the other. So at $16.00/sf if you would take the same 
deductions of $1.42/sf for location and $.99/sf for size it would price the subject property at 
$13.59/sf. Please see an excerpt from the Whataburger contract on the following page. 

In summary, because of the subject property's accessibility, visibility, traffic count and 
location on both a major Highway and a busy thoroughfare, it is this Broker's opinion that 
the subject property should be valued at a much higher value, and without question, not 
less than the adjusted price of the comparable property #5. At the current time, the Sellers 
agree to settle for a price of $7.1 0/sf minus the $.99/sf size deduction which brings the 
square foot price of the subject property acquisition to $6.11/sf for a total of $56,915. 

I have been a commercial real estate broker in NWA for 20 years and have owned a 
commercial real estate & development company for over 15 years. A letter of authorization 
to represent the property owners is attached to this letter. Please call me with any 
questions or clarifications. Thanks again for your time. 

Sincerely, 

Richard L. Grubbs 
Owner/President 
Arkansas Commercial Real Estate 
1215 NE Waverly Way 
Bentonville, AR 72712 
4 79-619-5253 
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(I) "Propertv•. That real property Jocaled fn the City of Springdale, County of 
Wuhington, State of Atkansas containing one hundred fifty feet (150') of 
frontage on Elm Springa Road and lwo hundred fifty feet (250') in depth, 
and more fully described on Exhibit "A" attached hereto and Incorporated 
herewith by reference as if fully set forth herein, together with at and 
singular the rights and appurblnancas pertaining lo such land, including 
any right, tllle and interest of Seller Jn and to any adjacent streets, alleys 
or rights.of-way, strips, and gores of real prcperty, together with any 
improvements and flxtwea situated thereon and attached thereto and all 
personal property, if any. The Property contains approximately 37,500 
square feet of land. Purchaser reserves the right to revise the legal 
description auached as Exhibit •A• upon receipt of an acceptable survey 
and tftte a& indicated in this Contract. All legaJ description revisions and 
must be approved by the Seller; provided, however, if Seller does not 
provide written notice of its approval or disapproval of an¥. revisions to the 
legal description of the Property on or before the fifth (5 ) Businesa Day 
following Seller's receipt of notice of such revisions, then SeDer shall be 
deemed to have approved such revisions. 

(m) "Prooortv Information•. On or before the Seller dNdline detailed on 
Exhibit MP for such deliverable, Seller ahalt provlde Purchaser with copies 
of all files, records, corraapondence and other relevant Information in its 
posseasion pertaining to the use, ownership, and environmental condition 
of the Property, including, but not limited to, the results of any 
underground storage tank tightness tests, inve&Ugations of undellJround 
storage tank or fine leaks, remediation operations, replacements or repairs 
of underground storage tank or llne leaks, replacements or repairs of 
tank& and Dnea, surveys, Jeaees, encumbrances, covenants, deed 
restrictions or other such information pertinent to Pur<:hasef& study of the 
Property. 

Real Ellale Ccnlract- Springdale, AR (RE 11 22~ 
311267.10195000.01169 

:7, 

(n) "Purchase Price•. The aum of Six Hundred Thousand and No/100 Dollars 
($800,000.00). 

(o) "Purchase(t BroJse('. Purchaser acknowledges that Jordan Jeter of Flake 
& Kelley Commercial,. with an address of 4100 Corporate Center Drive, 
Suite 203, Springdale, AR 72762 ha& acted as Purchaser's sole 
representative in this transaction. Purchaser represents that it has not 
worked with any other real estate agents in connection with this 
transaction and agrees to indemnify Seller against any dalm& resulting 
from any olher agents assertion that a cornnialion is due and payable 
based upon Purchaser's actions. 

(p) "Seller's Brolstf. Seier acknowledges that Rich l. Grubbs, of Arkansas 
Commercial Real Estate. with an addi8SS of1215 NE Waverly Way, 
SentanviUe, AR 72712, has acted as Seller's sole representative in this . .. 
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AlhMA & ~ 3uu~NJ~J, &.Mu 

Aprll9,2015 

Mr. Brad Baldwin, Director 

1924 So. Utica 
Suite 1018 

Tulsa, Oklahoma 74104 

CITY OF SPRINGDALE ENGINEERING DEPARTMENT 
201 Sprins Street 
Springdale, AR 72764 

Re: AHTD JOB 040272: Springdale CP-0808 

Dear Mr. Baldwin: 

~749-4423 
,...,. Cmll918 

This letter will serve as authorization for Rich Grubbs to represent Atherton & Murphy 
Investment Comp;~~ ny in regards to the details concernill8 your letter of March 20, 2015 
and our property on Johnson Road. 

If you should have any questions, please feel free to call me at the above number. 

Sincerely yours, 
ATHERTON & MURPHY INVESTMENT COMPANY 

w.s~~ 
WSA/skh 

Cc: Pat Murphy 

ll'l 
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ON 

THE W.S. & DELORES ANN ATHERTON~ 
& PAT M. & JETTA SUE MURPHY PROPERlY; 

LOCATED ONE SITE SOU1H OF 1HE 
SOUTHEAST CORNER OF U.S. IDGHWAY 412 WEST, 

AND JOHNSON ROAD, 
SPRINGDALE, ARKANSAS 

JOHNSON ROAD RECONSTRUCTION 
TRACT12S 
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Cl1Y OF SPRINGDALE, ARKANSAS 
PLANNING & COMMUNITY DEVELOPMENT DIVISION 

SPRINGDALE, ARKANSAS 
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APPRAISAL REPORT 

Job: 07052100 
Locatiou: 

Project: Johnson Road Reconstruction Couaty: Wuhington Traet: 125 
East side of Johnson Road, one site south of the SEC of U.S. Hisbway 4 J 2 W & Johnson 
Road, Springdale, Arkansas; Wubington County 

CUeat: 
Fee Owner: 
MailiDg Addnas: 
Fee Owner Telepboaet 

City of Sprinple 
W.S. & Delores Ann Athaton, Pat M. & Jetta Sue Murphy. 
P .0. Box 3368, Bartlesville, Oklahoma 74006-3368 
Unknown 

Area OfThe Whole: 2.69!!: ACS, or J 17,176 SF Permanent Utility .1.5* AC, or 6,38~ Sf 

Area Of Remainder: 

Area Of Acquisition (ROW): 

Basement: 
2.62% ACS, or 114,241 SF 

.07: AC, or 2,935::l: SF Temporary 
Construction 
Easement: 

In compliance with your request and for the purpose of estimating the market valve of the above 
captioned property, I hereby certify that I have examined the subject propaty and have made a survey of 
matters pertinent to the estimation of its value. 

I further certify that I ha-ve no interest, present or contemplated, in the propert)' appraised and tbat my fee 
was not contingent upon the value estimate reported. 

This report has been prepared under the Appraisal Report option. Some of the aupporting documentation 
is maintained in the appraisal file. 

Based upon an analysis of n:levant data and contingent upon the Assumptions and Limiting Conditions 
which follow and appear later in this repon, it is my opinion the market value of the fee simple estate of 
the subjc:Qt property, as ofNovember 3, 2014, was: 

ACQUISMON COMPENSATION: 
Before 

Land: 117,176:1: SF@ $4. 70/SF (Rounded) $ SSO, 700 
Improvements: None S 0 
Total: S 550,700 

After 
Land: 114,241± SF @ $4.63/SF (Rounded) 
Improvements: None 
Total: 
FAIR MARKET VALUE OF ACQUISITION: 
Total Compeuatiou u of: NGVeJDber 3, 2814 

$ 
$ 

ALLOCATION OF COMPENSATION 
Land: ~93S:i: SF@ $4.70 
Utility Easement: 6,380* SF 
Temporary Easements: None 
Improvements: None 
Damaps: None 
Cost to Cure Items: None 

-... i ·,: : .. :~ . ~ 
... ~ ... ,fl . . • . · <Z: ~~ 

·-.·<,:.:.··.-::, <>' ,' 
2 

528,900 
0 

$ 528.900 
s 21,800 
s 21,800 

$ 13,800 
$ 8,000 
$ 0 
$ 0 
s 0 
$ 0 
s 21,800 

None 

t
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The preceding values reflect tenns equivalent to cash to the owners and represent that for real property 
(Land) only. 

The following Extraordinary Assumptions are utilized in this report! 

1. That the subject laud sizes, Whole Property and Remainder Property, are 
approximately u indicated; 

2. Tbat tbe Permanent Eaaemeat (PE) laud size and location are u indicated; 
3. That tbe City of Spriaadale, at tbeir expense, will put tbe lud area within 

the PE back to as near original condition as posaible; aad, 
4. lbat tbe aubjeet and adjacent propertlew are ia compliaa.ce with all 

applicable EPA regulations. 

If any, or all, of tbese Extraordinary Assumptions prove to be untrue, tbe preceding value estimates 
could be influenced. 

The reader is refeiTed to additional Assumptions and Limiting Conditions appearing later in this 
report. 

The estimated exposure time for the subject property is one::!: year or less. 1bis was detennined 
by an analysis of market conditions and comparable sales. 
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The Market Area is considered to be in the stabilization stage of its life cycle. I expect the 
Market Area to remain in this stage in the near future as the majority of new growth in the 
Springdale area is occurring in the west part of the city, in close proximity to Interstate 49. 
Furthennore, the Fayetteville~Springdale-Rogers MSA is currently experiencing a general 
market correction. This is the result of oversupply issues in the real estate market which have 
been prolonged by the slow improvement in economic conditions. Every sector of the market 
has been impacted. The excessive supply became very evident in mid-2006. We expect the 
market correction to continue through 2015. 

ASSESSMENT AND TAX DATA 
A copy of the tax assessment records pertaining to the subject property is presented in the 
Addenda of this report. The indicated 2014 property tax is $1247.52. The 2014 taxes are due by 
October 15, 2015. The subject property was appraised for tax purposes in 2014 at $113,000. 
Subject is located in the Springdale School District. 

NARRATIVE DESCRIPTION 

Wbole 
Subject property is located along the east side of Johnson Road, one site south of the intersection 
ofU.S. Highway 412 West and Johnson Road, in Springdale. 

Subject site consists of approximately 117,176± SF. The subject site fronts the east right-of-way 
of Johnson Road for approximately -318.93'±. Subject site also includes approximately 15' of 
access off of O:S. Highway 412 West. Please .see Aerial Photo. Subject site, overall, is 
rectangular in shape. Dimensions of the site are considered to be adequate for building 
development. The topography of the subject site is undulating/near level. The soil and subsoil 
conditions are not believed adverse to building construction; however, a soil test report on the 
subject site has not been examined. The subject property is not indicated to lie within the 100-
Year Flood Zone. 

Utilities available to the subject site include electricity, natural gas, public sewer, public water, 
telephone service, and cable T.V. 

As previously stated, the subject site is unimproved land. 

AequisiUon 
Tract 125 represents a fee acquisition, and utility easement. The City of Springdale is proposing 
to acquire 2,935± SF in total for new Right-of-Way (ROW) acquisition. The acquisition area 
contains land area. In addition, the City of Springdale is acquiring a Permanent Utility Easement 
(6,380± SF in total). 1be utility easement is located adjacent the east side of the new right-of
way. The acquisition area contains land area. An Extraordinary Assumption in this report is 
that the City of Springdale will put the land located within the utility easement back to as near 
original condition as possible. 

The acquisitions, in my opinion, will not adversely affect the usability of the Remainder Site. 

Remainder 
The Remainder Site consists of approximately 114,241± SF, or 2.62, however, approximately 
6,380:1:: SF, or .15± acre will be encumbered with a new permanent utility easement. The 
Remainder has the same topography, composition, shape, soils, and utility availability as the 
Whole Property. 
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These criteria are generally considered sequentially. The tests of physical possible and legal 
permissibility can be applied in either order, but they both must be applied before the tests of 
financial feasibility and maximum productivity. A use may be financially feasible, but this is 
irrelevant if it is legally prohibited or physically impossible. (The Appraisallnstitute)l 

HIGHEST AND BEST USE- WHOLE PROPERTY 
Subject property is located along the east side of Johnson Road, one site south of the intersection 
of U.S. Highway 412 West and Johnson Road, in Springdale. 

Subject site contains an indicated 2 .69± acres (ACS). Subject site, overall, is rectangular in 
shape. Dimensions of the site are considered to be adequate for building development The 
topography of the subject site is undulating/near. The subject property is not indicated to lie 
within the 100-Year Flood Zone. Utilities available to the subject site include electricity, natural 
gas, public water. public sewer, telephone service, and cable T.V. 

The subject site is zoned C-2 (General Commercial). 

The Market Area is composed primarily of commercial, residential, multifamily, and special 
purpose uses. Property uses in close proximity to subject include residential, multifamily, and 
special purpose uses. 

In my opinion, the highest and bat use of the subject site is for conunercial 
office/retail/service development, as demand dictates, within size limitations, that complies with 
the C-2 zoning requirements, and that conforms to the Market Area. 

HIGHEST AND BEST USE- REMAINDER PROPERTY 
The Remainder has the same topography, composition, shape, soils, and utility availability as the 
Whole Property. 

In my opinion, the -highest and best use of the aubjeet Remainder Property is the same as for 
the Whole Property. 

GENERAL DATA 

MARKET VALUE CONCEPT 
Market value may be defined as follows: Market value is the amount in cash, or on terms 
reasonably equivalent to cash. for which in all probability the property would have sold on the 
effectiv-e date of the appraisal, after a reasonable exposure time on the open competitive market, 
from a willing and reasonably knowledgeable seller to a willing and reasonably knowledgeable 
buyer; with neither acting under any compulsion to buy or sell, giving due consideration to all 
available economic uses ofthe property at the time of the appraisal.2 

PURPOSE OF APPRAISAL 
The purpose of this appraisal is to estimate the Market Value of the within described property 
including all damages and/or benefits, if any, to the extent that benefits are allowed under State 
Law, to the remaining property as just compensation for the property taken, as of the effective 
date. 

1 The Appraisal Institute, The Appraisal of Real Estate, 14111 Edition2013, page 335. 
2 lntcmgency Land Acquisition Conference, Unifonn Appraisal Standards for Federal Land Acquisitions (Chicag<l: 
Appnisat lnstitw, 2000) P. 30 
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INTENDED USE OF APPRAISAL 
The intended use of the appraisal report is as a basis for determining total damage to the market 
value of the subject property as a result of the acquisition of 2.978:± SF of subject in new 
pennanent utility easement. 

INTENDED USER OF APPRAISAL REPORT 
The intended user of the appraisal report is the City of Springdale. 

PREMISE AND LIMITING CONDITIONS 
This appraisal is predicated on the premise that: 

1. The legal descriptions. and easement drawings furnished to the appraiser by the client 
are correct. 

2. Information. date, estimates and opinions contained in this report were obtained from 
sources considered reliable; however, no liability for them can be assumed or 
guaranteed by this appraiser. 

Additional Asswnptions and Limiting Conditions appear in the Addenda of this report. 

APPRAISAL PROCESS 
When preparing a detailed appraisal for a given property, it is customary appraisal practice to 
assemble as much information from the market as seems prudent and to utilize this infonnation 
in three different approaches to the value: the Cost Approach, Sales Comparison (Market) 
Approach, and the Income Capitalization Approach. 

If an appraisal problem is such that it can be adequately and reliably addressed without resorting 
to a traditional three approach appraisal, then in the interest of economy, only the reliable and 
relevant . valuation technique(s) should be used. Often the appraisal problem can be fully 
addressed with the Sales Comparison Approach. 

In the Cost · Approach, an estimate of the site value is first derived by a comparison of other 
similar sites which have sold to the subject site by the Sales Comparison Approach. An estimate 
is then made of the cost of reproducing or replacing the subject improvements at today's costs. 
From this is deducted the estimated loss of value as a result of Accrued Depreciation, including 
physical deterioration, functional obsolescence, and external obsolescence. All such estimates of 
loss of value through Accrued Depreciation are taken from market evidence. The indicated 
value from this approach is the sum of the site value plus the Depreciated Replacement or 
Reproduction Cost New of the improvements. 

The Sales Comparison Approach utilizes the sales of similar properties as the basis for an 
indication of value for the subject. Direct comparisons are made between the sale properties and 
the subject on an item-by-item basis in such areas as property rights, financing, conditions of 
sale, market conditions, location~ and physical characteristics. Adjustments are made to the sales 
price of the comparative property to arrive at an indication of what that property would have sold 
for had it been essentially similar to the subject property. These adjusted sale prices are 
correlated into an indication of value by this approach. 

In the Income Capitalization Approach, an estimate is made of the market rent which the subject 
property might command based on the rental of competitive space. Estimates are also made of 
the appropriate vacancy and expense ratios for the subject based on infonnation developed from 
similar properties in the market. Thus, an indication of the Net Operating Income which the 
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subject property is capable of producing is developed. An applicable capitalization method and 
appropriate capitalization rate are developed for use in computations that lead to an indication of 
value by the Income Capitalization Approach. 

To arrive at a final value estimate, the three approaches are correlated into a single conclusion of 
value, based on the approach which has the highest quantity and/or quality of data available, and 
the one in which the market participant typically has the greatest confidence. 

EXPLANATION OF APPROACHES: The Sales Comparison Approach to Value is utilized 
in this report to estimate the market value of the Whole and Remainder Property. The Cost and 
Income Capitalization Approaches to Value are not utilized, as the subject is unimproved land. 
Land rentals are not typically the basis upon which buy/sell decisions are being made in this 
market on properties of the subject's nature. Application of the Cost and Income Capitalization 
Approaches to Value is not considered necessary to produce credible appraisal results for the 
subject Whole Property and Remainder Property. 

ESTATE APPRAISED: Fee Simple Estate and Pennanent Easement. 

FIVE-YEAR SALES ffiSTORY: The subject property has not transferred or sold within the 
five-year period of time immediately preceding the effective date of this report. However, a 
Survey was perfonned and recorded on August 11, 2014. The Survey is recorded in Book 2014 
at Page 21950. The subject property is not listed for sale, or under contract. to my knowledge. 

CHANGES IN PROPERTY SINCE DATE OF PURCHASE: Not available to the appraiser. 

PERSONAL PROPERTY: None considered. 

REAL ESTATE: Only the subject land is valued in this report. 

COMMENTS: The subject property was inspected by the appraiser on November 3, 2014; 
no one accompanied the appraiser on the inspection. 

13 

N ..... 
~ 



SALE 

SALES COMPARISON APPROACH 
Land Only 

(Whole Property) 

COMPARISON WITH SUBJECf PROPERTY 

1 1 1 4 - ~ 6 1 
-I 

Date of Sale 05/30/2014 04/04/2014 0312812012 05/29/2014 02119fl014 o6/t4fl013 1 

Sales Price $450,000 $250,000 $376,000 $250,000 $300,000 $380,000 

Size(SF)~ 67,396 46,609 64,992 69,782 42,253 

Unit Price/SF $6.68 S5.36 $5.79 $3.58 $7.10 

ADJUSTMENT FACTORS -

Property Rights so $0 $0 $0 $0 

Financing $0 so $0 $0 $0 

Conditions of Sale $0 so $0 $0 $() 

1mprovcment (s) $0 $0 $0 $0 $0 

Market Conditions $0 $0 $0 so so 
ADJUSTED SALES $6.68 $5.36 $5.79 $3.58 $7.10 

PRICE 

Location -$1.00 0 -$.29 +$1.07 -$1.42 

Physical Characteristics 

Size -.47 -$.70 -$.46 -$.25 -$.99 

INDICATED UNIT 55.21 $4.66 $5.04 $4.40 $4.69 

VALUE 
·- - - -

Explanation of Appi'Oilcllu: 
Subject property· is located along the east side of Johnson Road, one site south of U.S. Highway 
412 West, in Springdale. Sale One is located at the northwest corner of Elm Springs Road and 
Oak Grove Road, in Springdale. Sale Two is located along the north side of Lynch's Prairie 
Cove, east of Foooders Park Drive in Springdale. Sale lbree is located at the southeast comer of 
Don Tyson Parkway and Old Missouri Road in Springdale. Sale Fow- is located along the west 
side of Jolmson Road, a short distance south of the intersection of U.S. Highway 412 West and 
Joluison Road. Sale Five is located along the south side of Elm Springs Road, east of 45111 Street 
Finally, Sale Six is located along the west side of Butterfield Coach Road. one site south of the 
southwest comer of U.S. Highway 412 East and Butterfield Coach Road. Overall, the location 
of Sales One, Three, and Five are each considered superior to subjects, while Sales Four and Six 
are considered inferior to subject. Sale Two is considered somewhat similar. Paired Sales 
Analysis, matching Sale Two, after adjusting for other differences, with Sales One, Three, Four. 
Five, and Six indicates the following adjustments: -15%, -5%, +30%, -200/0, and +35%, 
respectively for location. The tendency in the market is that as land size increases, price per SF 
decreases and vice versa. This is for otherwise similar properties. Sales Analysis supports that 
as a property's land area approximates doubling; its price/unit decreases about 10o/o%. Therefore 
based on this Sale One is adjusted downward 7%, Sale Two downward 13%, Sale Three 
downward 8%, Sale Four downward 7%, Sale Five downward 14%. and no adjustment to Sale 
Six. 
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CORRELATION OF INDICATED VALUES: The range of adjusted per SF values is 4.29 -
$5.21. All six sales are given consideration. 

ESTIMATED LAND VALUE: The indicated per SF value of subject is $4.70 

117,176 SF@ $4.70 = $550,727 
Say $550,700 
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SALE 

SALES COMPARISON APPROACH 
Land Only 

(Remainder Property) 

COMPARISON WITH SUBJECT PROPERTY 

1 l J. ~ ~ ~ 

Date ofSale 05/30/2014 04/0412014 03/2812012 0512912014 0211912014 06/1412013 

Sales Price $450,000 $250,000 $376,000 $250,000 $300,000 $380,000 

Size (SF)± 67,396 46,609 64,992 69,782 42,253 

Unit Pricei'SF $6.68 $5.36 $5.79 $3.58 $7.10 
--- -

ADJUSTMENT FACTORS -

Property Rigbts so so $0 so so 
Financing so $0 so $0 $0 . 

Conditions of Sale so $0 $0 so so 
Improvement (s) so so $0 so so 
Market Conditions so so so so so 
ADJUSTED SALES $6.68 $5.36 $5.79 $3.58 $7.10 

PRICE 

Location -$1.00 0 ·$.29 +$1.()7 -$1.42 

Physical Charactoristics 

Size -.47 -$.70 -$.46 -$.25 -$.99 

PUE -$.07 •$.07 -$.07 -$.07 -$.07 

INDICATED UNIT $5.14 $4.59 $4.97 $4.33 54.62 

VALUE 

Expl1111111ion of Appi'Otlches: 
Subject property is located along the east side of Johnson Road, one site south of U.S. Highway 
412 West, in Springdale. Sale One is located at the northwest comer of Elm Springs Road and 
Oak. Grove Road, in Springdale. Sale Two is located along the north side of Lynch's Prairie 
Cove, east.ofFounders Park Drive in Springdale. Sale Three is located at the southeast comer of 
Don Tyson Parkway and Old Missouri Road in Springdale. Sale Four is located along the west 
side of Johnson Road, a short distance south of the intersection of U.S. Highway 412 West and 
Johnson Road. Sale Five is located along the south side of Elm Springs Road, east of 45th Street. 
Finally, Sale Six is located along the west side of Butterfield Coach Road, one site south of the 
southwest comer of U.S. Highway 412 East and Butterfield Coach Road. Overall, the location 
of Sales One, 1bree, and Five are each considered superior to subjects, while Sales Four and Six 
are considered inferior to subject. Sale Two is considered somewhat similar. Paired Sales 
Analysis, matching Sale Two, after adjusting for other differences, with Sales One, 'Three, Four, 
Five, and Six indicates the following adjustments: -15%, -5%, +30%, -20%, and +35%, 
respectively for location. The tendency in the market is that as land size increases, price per SF 
decreases and vice versa. This is for otherwise similar properties. Sales Analysis supports that 
as a property's land area approximates doubling; its price/unit decreases about lOo/d:. Therefore 
based on this Sale One is adjusted downward 7%, Sale Two downward 13%, Sale lbree 
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downward 8%, Sale Four downward 7%, Sale Five downward 14%, and no adjustment to Sale 
Six. 

The damages to the land due to the imposition of an easement can range from 0% to 100% of the 
easement area • s fee value. The full impact of an easement acquisition cannot be estimated until 
the appraiser determines: 1) the loss of present utility; 2) the loss of future utility; 3) the 
accessory rights to be acquired; and, 4) the obligations of the parties. With respect to subject, the 
permanent easement is located within the required setback area. Considering the easement 
location, and the four preceding items, it is my opinion a 25% loss is indicated to the easement 
area's fee value. The adjustment for the permanent easement is estimated to be downward $0.07 
to each sale. This was calculated as 25% damage to the fee value of the land within the 
permanent easement, divided by the Remainder overall land size. (6,380± SF x $4.70 = $29,986 
X 25% = $7,497 + 114,241± SF= -$0.07). 

CORRELATION OF INDICATED VALUES: The range of adjusted per SF vaJues is $4.22 
-$5.14. All six sales are given consideration. 

ESTIMATED LAND VALUE: The indicated per SF value of subject is $4.63 Therefore: 

114,241± SF @ $4.63 = $528,936 
Say $528,900 

Please see the Extraordinary Asswnptions previously presented. 
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RECONCILIATION OF APPROACHES 

Estimated Value ofWbole Tract Before Taking: 

Cost Approach ...................................................... Not Utilized 

Sales Comparison Approach .......... .. $550,700 

Income Capitalization Approach ......................... Not Utilized 

Estimated V alue .............. SSSO, 700 

EXPLANATION: The Sales Comparison Approach to Value is relied upon for the final value 
conclusion of the Whole Property {land only). Application of the Cost and Income 
Capitalization Approaches to Value was not considered necessary to produce credible appraisal 
results for the subject Whole Property (land only). The quantity and quality of data available or 
use in the Sales Comparison Approach was considered good. 

Estimated Value of Remainder Tract After Taking: 

Cost Approach ...................................................... Not Utilized 

Sales Comparison Approach ............ $528,900 

Income Capitalization Approach .. ....................... Not Utilized 

Estimated Value .............. 5528,900 

EXPLANATION: The value of the Remainder Property (land onJy) is based on the Sales 
Comparison Approach. Application of the Cost and Income Capitalization Approaches to Value 
was not considered necessary to produce credible appraisal results for the subject Remainder 
Property (land only). The quantity and quality of data available or use in the Sales Comparison 
Approach was considered good. 

ESTIMATED VALUE OF PART SOUGHT INCLUDING ALL DAMAGES OR 
BENEFITS: 

Whole Property (Land Only) -= 
Remainder Property (Land Only) = 
Damage to Market Value = 

Please see the Extraordinary Assumptions previously presented. 
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Parcel: 815-29010.000 
Prev. Parcel: 134612.0()()..()() 
As of: 10/8/2014 

Washington County Report 10: 75418 

Property Owner 
Name: ATHERTON & MURPHY 

INVESTMENT CO 

Property Information 

Physlcai.Addreu: 

Mailing Addrwa: PO BOX 3388 
BARTLESVILLE, OK 74006-3368 

Subdivision: 2-17-30 SPRINGDALE OUTLOTS 

Block/ Lot: 

Type: (CV) - Comm. Vacant 

Tu Dlat: (501)- SPRINGDALE SCH, SPG 

Millage Rate: 52.20 

Extended Legal: PT W112 NW NW SW 2.69 A. 

S·T..ft: 02·17·30 
Size (In Acres): 2.690 

Market and AneaAd ValuH: 

Land: 

Building: 

Total: 

Hornet~taad CNdlt: $0.00 

Land: 

Land UN 

Eatlmated 
Market Value: 

$113,000 

$0 

$113,000 

FuUAaaeued 
(20% Market Value): 

$22,600 

so 
$22.600 

Note: Tax amounts are estimates only. Contact the 
county/pariah tax collector for exact amounts. 

SID Units 
2.690 Acres 

Not a Legal Document. 
Subject to terms and conditions. 

www.actpataScoutcom 

Taxable 
Value: 

$22,600 

so 
$22,600 

Page1 
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Parcel: 815--29010.000 
Prev. Parcel: 134612-0D0-00 
As of: 10/812014 

Deed Transfers: 

Washington County Report 

Data Book P-ee Deed Type St.amPI Eat. Sale Grantee 
811112014 2014 

61612000 2012 

61612009 2009 

12120/1971 823 

Map: 

21950 Survey ATHERTON, W S & DELORES 
ANN; MURPHY, PAT M & JETTA 
SUE 

4058 Survey ATHERTON, W S & DELORES 
ANN; MURPHY, PAT M & JETTA 
SUE 

17992 Survey ATHERTON, W S & DELORES 
ANN: MURPHY, PAT M & JETTA 
SUE 

948 Warr. Deed 0.00 $0 ATHERTON, W S & DELORES 
ANN; MURPHY, PAT M & JETTA 
SUE 

Not a Legal Document. 
Subject to terms and conditions 

www.actpata§m!JI.com 

10: 75418 

Code Type 

Page2 
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PARCEL NO. 815-29010-000 
TRACTN0.125 

STATE OF ARKANSAS 
COUNTY OF WASHINGTON 

RIGHT OF WAY 

AHTO PROJECT N0.040620 
CITY OF SPRINGDALE PROJECT NO. CP0808 

KNOW ALL MEN BY THESE PRESENTS: 

That for and In consideration of One [)ol!ar <S1.00l and other valuable considerations to 
the undersigned, Alberton & tA!rohv lnvestmem Co. paid, the receipt of which is hereby 
acknowledged, the said Grantor does hereby GRANT, SEU AND CONVEY unto the~ 
SOdngdale. Arkansas, a municipal corporation (herein styled Granl88), ill a100easors 800 assigns 
forever, the right of way and eaaement tor the purpose of constructing. maintaining, repairing and 
replaCing a public street and Ulilty Hnes on. over, across and under 1he following daiC11bed real 
estate. to-wit: 

Property Description 

Record 2012-20569 

Permanent Easement De!cription 

Basis of Bearings: Art<ansas State Plane Grid North, NAD 83 (1997) as observed during 2007. 

A part of the Northwest Quarter of the Soulhwest Quarter of Section 2, Township 17 North, Range 
30 West. Washlngron CoLI\ty. Arkansas, being more ~ daacribed as folows: 
Commencing at a found 5lf1' raber for 1he Southweel comer of the NorthWeat Quarter of the 
SouUlwest Quarter of said Section 2; thence N 02"29'56" E along the Welt IN al said Northuest 
Quarter of the Southweat Quarter a mstance of 652.34 feet; thence S 87"45'04" E a distance of 
28.29 feet to the POINT OF BEGINNING; thence N Q2047"52" E a dlstanoe of 318.93 feet to 1he 
South line ot Record Deed 2012-38025; thence S aa•03'48" E along said South line a distance of 
8.27 feet; thence s Q2027"44" W a distance of 318.97 feet to the South line of Record Deed 823-
948; thence N F-46'04• W aJong said South line a clstance of 10.14 feet to the POINT OF 
BEGINNNIG. Containing 2,936 aq. ft. or 0.07 acres more or lass. 

together with the rights, euement:s and privileges in or to said lands wtUch may be required for 
!he fuM enjoyment of 1he right herein granted. 

It Is hereby understood and agreed that the party ecuring this grant in behal of the 
Grantee is without authority to make any covenant or agreement not herein expressed. 

~ 
~ 
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TO HAVE AND TO HOLD the same unto the uid City of Springdale, ArkanAs, and to Its 
successors and assigns torewr. 

WITNESS the execution hereof this 1he _day of , 201_. 

STATE OF ARKANSAS 
COUNTY OF ----

ACKNOWLEDGEMENT 

BE IT REMEMBERED, that on this date, before me, a Notary Pubrtc W(thln and fOr laid 
County and State, duly cxxnmlasioned and acting personally appeared 
--~----:--------:---:----::-----::~--to ma well known u the 
person(s) who executed the foregoing Right of Way, Grant and that 
-~--:----:---~-:---.--:----:-~~--'had executed the same for the 
consideration and purpoee therein mentioned and eat forth. 

WITNESS my hand and seal on 1his _day of 201_. 

Notary Public 
My commission expires-----

f"') 
N 
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PARCEL NO. 815·29010.000 
TRACT N0.125 

STATE OF ARKANSAS 
COUNTY OF WASHINGTON 

UI1LITY EASEMENT 

AHTD PROJECT N0.040620 
CITY OF SPRINGDALE PROJECT NO. CP0808 

KNOW ALL MEN BY THESE PRESENTS: 

That for and in c:onsideration of One Dollar ($1.00) and other valuable considefations to 
the undersigned, Alberton & Mumbv II'MPStlll8nt Co. paid, the recelpl of which is hereby 
acknowledged, the said Grantor does hereby GRANT, SEU. AND CONVEY unto the~ 
Sorilgdale. Mtaosas. a municipal corporation • all pubic utility companla&, and the cable 
television company (herein styled Grantee), II& succeS&Ol'S and assigns, Ule right of way and 
easement to construct. lay, remove, relay, enlarge, maintain. inspect. repair, and operate autRy 
line or Ones, manhoJes, and appurtenances thereto, with righ1s of ingr8116 and egress to and from 
1he same, on, over, across and under the following deacriJecl real estate, »-wit 

Property Description 

Recoro 2010.20569 

Permanent Euement DHcription 

Basis of Bearings: Arkansas State Plane Grid North, NAD 83 (1997) as observed during 2007. 

A part of the Northwest Quarter of the Southw&at Quarter of Secdon 2, Township 17 Nofth, Range 
30 West, Washington Ccurty. Mansas. being more pardculalty deslcrbtd as folows: 
Commencing at a fot.lld 5lf1' rebar for the SOuthwest comer of 1he Not1hweat Cl&18r of the 
Southwest Quarter of said Sacllon 2; thence N ()2029'58" E aJong the West h of aaid Northwest 
Quarter of lhe Southwest Otarter a cfl8t8nce of 652.34 feet; 1hence s Br45'04• E a c1stance Df 
38.43 feet to the POINT OF BEGINNING; thence N 02°27'44" E a distance of 318.97 feet to the 
North Une of Record Deed 823-&48; thence S 8Er03'48" E along said North line a distance of 
20.00 feet: thence S D2o:lT44" W a distance of 319.07 feet to the South line of Record Dead 823-
948; thence N 8~45'04· W along said South line a distance of 20.00 feet to the POINT OF 
BEGINNNIG. Containing 6,380 sq. ft. or 0.15 acres more or less. 

TO HAVE AND TO HOLD unto said Grartee, ils auccessors and assigns, forever or l.lltil said 
easement is fully abandoned. 

"'lP 
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The Grantor agrees not to erect any building or structures in said right of way 01her than 
fences and said fences &hall not exceed six (6) feet in height No trves Shall be planted or 
permitted by Grantor on said right of way. Grantor shall not be entitled to any compensation for 
fences or growing crops removed or disturbed \\4thin this permanent easement by virtue of 
Grantee's exercise of the rights uncler this agreement 

The consideration first aboYe recited as baing pald to Grantor by Grantee is in futl 
satisfaction of every right hereby granted. All covenants and agreements haraln contained shall 
extend to and be binding upon the respective heirs, legal representatives, successors and assigns 
of the partJes hereto. 

It is hereby understood and agreed that the party securing this grant in behaH of the 
Grantee is without authority to make any covenant or agreement not herein expressed. 

WITNESS the execution hereof this 1he __ day of , 201_. 

STATE OF ARKANSAS 
COUNTYOF ----

ACKNOWLEDGEMENT 

BE IT REMEMBERED, that on this date, before me, a Notary Public within and tor eaid 
County and State, duly commissioned and acting personally appeared 
___________________ to me well known as the 
person(s) who executed the foregoing Right of Way, Grant and 1hat 
___________________ had executed the same for the 
consideration and purpose lherain mentioned and set forth. 

WITNESS my hand and seal on this _day of , 201_. 

My commission expires------
Notary Public 

If) 
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CENERALIN~ON 
Gueni/Speelftc Type: Commercial 
Location: 
Oty: Springdale 
Paral(s): S1S·29801..0SO 

County: Washington 

S-T-R: 33·18·30 Lot/Block: NA 

~P.!~!!'.~.!!. ~-:~.s ~-- ·- - ·s.w: INf(ijijATiQN .... 

Record #1: 1316 
Book/Page: 2014..00013270 
State: AR 

Subdivilloa: NA 

Sale Date: May 30,2014 
S.le Priee: $4SO,OOO 

Fla&Dcing: Cub 

Adjuted S.k Prlee: $450,000 
Grantor: Fadil Bayyari Revocable Living Trust 

Exposure Tiae: 410::1: DOM 
JUcbts Coaveyed: Fee Simp!~ 
Verincatioll: Listing AaeatiWashiJ!&ton County 
Assessor's/Circuit Clerk's Office 

.9.!!!!!ft: ~a!' Oro,_y~-~· LL(;_ -····· . .. . . ---·-----· 
PROPERTY )Nf'ORMAnON 

Gross Land Size: l.S47:i:: Acres or 67,396Z SF lpdlgiDn 
Total Froatap: , Em SpriQgs Road and Olk Sale Prke/Grws Acre: $290,848 
Grove Road 
Zon1D1: C.S, Thoroughfare Commercial Sale Price/Groa SF: 56.68 
Topocnptay: Gently Sloping Adjuated Sale Price/Grosa Acre: $290,14& 

.Y..t!~.~.;_J.'YpiaaiCitY.. _ .. -----· . ~dLII.!~.~~ePtJ~rouSF!_$6.:~ .. __ __ __ __ 
Reurkl: This repi'CIIIIIS the sale of l .S~ ~era located 11 tbc llllfthwat comer of OM ORm Raid 1114 Elm Spriqs Rolli ill 
Sprinadllc. Rcpartccl considcnllion 'WIS S4SO,OOO gr SUIISP. The sdllns qent lndlcMI dltt lhe Grwlfle purelluccllhc prapany 
uul pllniiO remove the dwelliqllld Chea raalc the pqcrty. 

bel EsaMc MukctDIIa.ln~:. 479.511.6313 
Property of Real Ed&U Milk~ Dlla,lru:. Ally ~~ellin&, duplicalioA, rcprodw:tian, or rei lied un1ulhorized use ol maiCrial is SlriotJy prolribilcd. 
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GINIRAL INFORMATION 

Gea~raVSpecific Type: Commercial 
Loeatloa: North !ride of Lynch's Prairie Cove, east ofFouodm Park 
Drive 
Oty: Sprin&dale 
Paral(a): 115-34()44.200 
S.T·R: 05·17·30 

Couaty: Washington 

Lot/Block: 3A 

Record 1#: 1312 
Book/Pap: 2014n914 

State: AR 

Subdlvilioa: Har-ber Meadowa, Ph. 
IX 

I.Apl: Lot 3A ofHar·bcr Meadows Subdiviaioo. Phlle IX. City ofSprinsdale, Arlamlas; Wuhin&fon 
--~~!Y .. . - ' . .. ... ··--·---.... .... .. _ .. ~ .... - -·-.. ·-- - -· ·· -· ·-· .. . _ .. ___ , 

SALE INfORMATION 
Sale Date: April 04, 2014 J'IDaDCiq: Market Tenna 
Sele Price: $2SO.OOO Exposun Time: UnkDown 
Adjusted Sale Price: $250,000 RJ&btl Coaveyed: Fee Simple 
Grautor: 'J'us(ay Village, Inc. Verifteadoa: Sellin& Broker (Philip Taldo) 
Grume: Jimmy Dwa)'De & Usa Arm Blount. 
~-~~J.L.B. ~~!.Jrult ... ·--- - -· . - --- ----- · .. ·- ·---·- ·· .. .. . __ .. ___ ,_ 

PROPIBD' INfOBMATION 
Groc;a Laad Size: 1.070± Ac:res or 46.609.2:1: SF llullgtpn 
Total Froatlip: • Lynch's Prairie Cove Sl1e Prkt/Grou Aen: Sl33,64S 
Zoaiq: PUD, P1aDDCd Unit Deve\opmcDt Sale PrlctiGroaa SF: $S.36 
Top01rapJ.r: UDdulatiDglncar lewl AdJusted Sale Price/Grols Acre: $233,645 
U~~: ~~R.)t --- -. - ·· ··--- -··-- A~~tedSaleP~in!!SF: SS.36 _ __ ____ _ 
Remarb: Tbi•~q~~ac~~~S lha W.ofai .Crt -lot in~ Mcldowl SubdiYisiDII, Plluc IX, ill Spriqdllc. 'l1le lol illocllal 
IIana ~ norlllllide of L)IICb'l Prairie Cove, CUI ofPOUIIdcn Pllk Driw. Tile JlftiJICII)' is litualilcl in a .. Mlipated llr 
COIIIIMrCial .... in the PUD. TlleiCilinJIIrolrcr indiclealthc buyer inlcNIIID ~I pdeaialll oftlgc Nldin& b. fllllncill 
umcabllllnels. 

Ral Baule Mllbt Dlla,lnc. 4?9.51\ .6313 
Plopedy of Rell ESII!ic Mlrkl:t Dill., file. Ally 11CIIinJ, duplic.cion, rcproducdan, or Nllledlllll&l1horizod use of 111111ria1 is llrictly pn~blbi&od. 
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-~-: ... -· ~ i - r,;· Lf. g I • -~-. - - --_ -:- • J ~ - 'rX . .... 

GENERAL INFORMATION 
GeDerai/Speclfic T)pe: Commercial Record N: 1094 
Lctcatlon: Southeast comer of Dan Tysc.n Parkway mtd OW MissoUri Book/Pace: 201211677 
Road 
City: Springdale 
Pan:el(s): 815-30641..000 

Couty: Wasbin&f,on State: All 

8-T-R: 11-17-29 Lot/Block: N/A Subdivislo111: NIA 

_ ~...!~!!-~ Nfl ~ NW. FRI.. ~'Y_l -~ A.-·--··-- ·--··---·-- _. 
SALE INFORMAnON 

Sale Da1e: Mmh 28, 2012 
Sale Price: $376.000 
Adjulted Sale Price: $376,000 
Gnator: One Sprillgdalc, Inc. 
-~na~.;--~.W.~!! !1~.1d~gs. UC 

JllaandDit Marl<et Terms 
EKposun Time: 1856 Days 
Rlahts Conveyed: Fee simple 
Vertficlt..,n: Philip TaJdo.. Sellme Broker 

raor'iiniNFQiMATION ____ ----
Gros• Lud Size: J .492± Acn:s or 64,991.~2:t SF IBdlcaton 
Totlll Froatqe: , Don Tyson Pkwy. cl Old Sale Prlee/Groa Acre: $2S2,0J 1 
Miuourilld. 
Zoaia&: C-2, General Commen:ial Sale Pr1eeiGI'Gis SF: SS.79 
Topoenpby: UnduJatiDglnear level Acljutecl Sale PrieeiGI'OII Acre: S2S2,0 11 
!J~~: ~ <;:~ ............ _____ . ·---------- Adjulted_~e ~r~~~; .. !S=79 __ .. _ __ .. _ 
Ranarb: This ..-nts 111e u1e or 1.49.,.. otiiNI ~ • tile IOIIIbellt comer of Delli~ Pldcwly lftd Old Mluouri 
loed, In SpriDJdlle. The Jcpl description reiJec:ts 1 l111d IICa of 1.94 tcrea; boWmr,lbc lcllcr indil:lled die IIDIIIIIIICS IIU -
leblllly cb•IO l.4P ll:rCJ due 10 rilhr.of-way ~llirions by tile Maasu HiJ)Iway Dlplnmlllt llaq Mcb Don 1JIDII Plrkway 
llld Old Missouri Road. A c.sc,'s ~ II kiCIIred lO lhe nortb, teniA Doll Tyeon Parkwq, IIIII 1 IIIISialllomc isloc:llld acljiOW 
eDiheCISI. 

It lholdd ba IICUd !bat dlcrc is a SO' ps cuenat lloa& U. ll5l propany line, u well u • 30'X30' llld0114 .,.. witJI privacy r..cu. 
....,lhe IUlrChclll comer of die sile. 

Rell Emte Mldcet Oat., Inc. •79.Sii~6313 
Propcny of RAJ &'-IC Market Dill. Inc. Ally scDin& dupliGation, ~011, or ~dated un~~~dloriz.ed use ottlllleNI is strictly prvbl)ilri. 
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Geaerai/Spcdfic Type: Commercial 
LocatlDa: Westside of Johnson Road. just southofU.S. Hwy. 412 W 
City: Sprincdale Couaty: Wubington 
Parce1(t): 815-29063·000, SIS-29070-000 

Record f#: 1416 
Book/Pace: 2014113182-3 
State: 

S.T·R: Lot/Block: Subdlvilioa: 
Leaal: P11t ofthc NEl/4 of the SEl/4 of Section 3, TOWIIIhip 17 Nortb, Range 30 West, Washington 
~~. Arkansas .. ....... ... ·- "§ALi'iNJi'ORMA'l'ioN ------- - . 
Sale Date: May29, 2014 lllaancq: Believed to be Market Term• 
Sale Price: $250,000 Expo~ure Time: Unlcnown 
Adjusted Sale Price: 5250,000 Rlpts Coa~eyed: Fee Simple 
Graator: Charlene Bowen Verlftcatlo•: Seller 
~!_a~tee: T~~-~~-~ces. ~'?.·. . .. _ _ ---- -· _ _ _ .. 

PROPERTJINfOBIJAIJON 
Grots La ad Size: 1 .6~ Acres or 69, 782.11986:t: lndigton 
SF 
Total Frootap: 149, Johnson Road Sale Price/Gross Acre: Sl S6,0S7 

- ---- Ral E~~~teMarkCiDII&, ~- 479.511.63il 
Propcny of Rut EstaU: M.m:t Dill, Inc. Any sellin& clupliCIIion, reproduction, or related unaulborizcd usc olmlllerill is Slrialy prohibited. 
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Zoning: C.~, General Commercial Sale Pri~e/Gro1s SF: S3..58 
Topog.r.phy: Undulating Adjllsted Sale Priee/Gron Acre: $156,057 
UWities: __ TyPical_City ·---·------· Adjusted Sale Priu/Grou SF: $3 . .58 ... ·····-···----
Remarks: V~Cattl. II:Vellitc. The si1e dicl include two dwellinp, which have sinoe the sale bcclJ ~. It is my llllderstancling thlll 
the site will be used for parki~ for fie Tyson Office 1 short dillllllllC 10 lhc nonh. 

R.ca.l Es1me Mllfkct Dala, Inc. 479.521.6113 
Property of Real Estate Marllet Dill&, Inc. Any sc:llin&, duplitll!ioo, reproduction, or related unllll.lwri2JCI! USl: of material is slrictly prohibited. 
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LAND SALES 
~ -- - - - - - , 

. - . .....::.. 

GeaeniiSpecifle Type: Commen:w 
LoeatloJl: S. side of Elm Springs Road. E. of 45 Street 
Oty: Springdale Couaty: Wuhinglon 

Record #: 1283 
BookiPa&e: 201414036 
State: AR 

Parcel(a): II S-29800..020 
S.T-R; Lot/Block: Subdtvllkm: 
~pi: .... -. ·uu iNFOJiMATiON- . - ---
Sale Date: February 19,2014 
Sale Priee: $300,000 
Adjulted Sale Price: $300,000 
Gnntor:: lvera K. Hainbiac:h. Trustee of the lvera 
K. Haiubacb TIUSt dated November 7, 
~~te;!: .. M~~~_Properdel, LLC .. --· . . . .. __ 

Piaanema: Cash to Seller 
Exposure Time: 405 DOM 
RJ&Iats Conveyed: Pee Simple 
Verlflc:atioll: Rich Grubbs (Selling Agent) 
Washington County Circuit Clak, MLS 

··- . - -·· ····--··----
PROPERTY JNJ!'ORMATION 

Grou Laad Size: 0.970± Acres or 42,253.2:1: SF JJ!Ilcaton 
Total Frantaae: , Elm Springs Road Sale Price/Gross Acre: $309,278 
ZoDiaa: C-S, ThorouJhfare Commen:ial Sale PrlcciGntU SF: $7.1 o 
Topoaraplly: UDdulating Adjuted Sale Price/Gross Acre: $309,278 
_ll~_!ties: .DJlic:al City ___ . . _ __ _ _ __ AC!Jtll~ Sale Price/Gnu SF!_ !~!~~-- ...... __ _ _ 
Remarks: lbi• cale IICJftlads a .9'J.,1, ere al!llloc.aed alan,c the loudllide of Elm Sprinp Rold, ana lielllllt ol451h Slnlct. The 
aellin& IPftt lndieatcd 111811he propcny Wll purcbued u 111 investment; llowncr, a rcslalnat was llso bciq Clllllidcml b the silll. 

ltal Estue MlrUt DU. lnl:. 479.521.6313 -- ---· 
Propeny of R.ell Est~~e Mubt DD, In,. Ally sellinc, duplication, rcptOdiiGtion, or Jdmd ulllll1horizcd use of 1111laial is ltric:tly pmbi'biled. 
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, .. ,.... ....... , - .. - !" 

GINBRAL INPOBMA'D 
Geaeraii'Sped& Type: Commercial 
Loatloa: Ooe sb ICUh oftbe SWC of East ltobiDson (,.12 E) I 
Buaerfield Coach Road 
Clay: Sprin&dale 
Parcel(•): 115·30605-003 

Couaty: WasbiJJ&ton 

Record##: 1195 
Book/Pap: 2013/lOlSI 

State: AR. 

8-T·R: OB-17-29 Lot/Block: NIA SubdM1Ioa: NIA 
Lepl: Tl'Kt2-A of a Tract Split/Combination. Part oftbe NE l/4 of the NW 1/4 ofSI, T-17·N, R.-29-W, 

__ w.~~-~~.!~~·--·- ·· . - .... -·------- ...... . ·- ... .. _., -----··-··-·· 
Sale Dete: June 14. 2013 
Sale Price: $380,000 
Adjusted Sale Price: $310,000 
Grutor: Arvest Bank 
Grotee: Promeolde Point In. LLC 

SALE INfORMATION 
FiDaDcba1: Believed to be Mllbt TemJJ 
Exposan Tbae1 1225 
JU&Iata Coaveyed: Fee Simple 
Verlftatlon: MLS/Public Records 

- --------·------ · .... . - 1-iWPEilft-!NrOWDo'N ----- ---·-·· .. 
Grou LaDd Size: 2.740:t Ac:rel or 119,354.4:1: SF ladlcatpn 
Total Jlrolltap: 334, Butterfield Coach 1lOid Sale Prico'GI"'OI Acre: $131.616 
ZoDinll C-2, Gcoeral Commercial S.le PriceiGI"'OI SF: $3.18 
Topacnplay: Undulating AdJIIIted Sale Priee/Grou Acre: $138,686 
UtiUdll: l)P.~al City .. _ . __ . .... ... _ ~J.•ted Sale PrteeiGJ!I_!. SF,: . $3.~_!. .. .... . ·---- ..... 
RciDarb: The prop.ny iloae au soudl ofliiiiOUihwat llOmlf of U.S. H~ 412 E -.4 Buacdield COidl RDid. Aldloulfi 
tllc Jll1lPCRY 'WIIIOid by a fiiiiiiCill illtilldoa it ... a 11111tct .._ AMst an hu • tnlldlo ~ l4liCOilt* JIICIIIdY to 111o 
Bmlll. Tile 1ilc wu ~ for Dlllll1n!Giion or a Nartll..- MMical Clinic. 

Real El1* Mllbt Dill. lac. 419.521.6111 
Propeny of RaJ Ettm Marbt Dlla, Ia~. Any sotlin& chlplicltioll, rcpiVIIuction, or rdlkd ~ use of Dllllaial is Striclly )IRiblbitd. 
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REVIEW APPRAISER'S EXAMINATION AND CERTD1CA110N 

Job: 040620 Locatioo: Chapman Aye. - Hwy. 412/Sunyt An (Sgrinp•IG) (Sl 

Tract: _,_1=2S...__ __ 

Royjcw Apmisor'a Extminetjggj 

Tile appraisal report bas boen complded in I&:C:OI'dlacc wicb State Apprlilalspcd&aliool, codlmu to 1111 
UDifom Appra1lll St8Ddlrdl tbr fedtnl LaDd Ac:quiUioa. IDd followl acc:epled appqilal prD;ipJes lnd tedmiques 
in the Ylluatioo of real property. 

The epprailal report concaiDs or IDikel reference to the iDformatioD DCCOIIU)' to cxplaiJJ, substantiate and 
document aod the estimate of fair JDIJbt value. 

'1111 lppl'lisal report D:ludea ccmsideniioo of compenaable items, dun..,. and beoefltl, if any, aod doca 
IICt iDchado compcolllian for DOIHlCIIIIpCBII ilaDI. 

1be lpJDisal ,.ut cooWns Ill idealification or liltiog of buildings, atnJcturea and ilnprovemeull oo the 
liDd wbich ce ~a~ by the propoaod acqujaitioo. 

T'be appraisal report c:ontaiDJ an eatimalCI of tair mubt value for the acquilitioo lllld, if applicable, a 
allocation between the partial acquiaition and damiP' or bcacfita to the rcmaiader property. 

Tbe appraisal roport CODitiDI Ill aiJocldioD, if applicable, betweea the fcc OWD .. aad tawJt. 

.Rcyipw AmpiKr'l Certificltjpn: 

I hereby certify tbat I have nvicwod tlU1 ippl'liaal. and that the fair 1llll'ket value indicated ID this report and 
reviewed by me il to be used in COIID8Cdon with a Federal-lid hJahway projecL 

I have Nde a phylic:aJ iDspecticll of the l!piiDisecl property and ~ tala ~ wilbiD the 
lppraiaal report. 

Inapection Date: 03/11/201 s . 

I have no direct or indirec:t, preseat or coatcmplated fUture personal interest iD tbe subject property or in any 
benefit from its acquisitioo. 

I haw DO knowledp of the exiatenc:e ofblzardoua materials Oft the property IJid IUD DOt qualfficd to detect 
•ucb •ubstauc:os. The existeuee ofbazardoua material may havo an effect on the vaJuc of the property. 

Valuca ret1ected in tbis NpOI'tiii"C the conclusions IIDd opini0111 of the appnaiser. Bued on infonnaticm IIDd 
data prestlltcd, the values cloeely approximah: my opinion of fair market value. My dekrminldoa of the fair mubt 
value hu been rt~Ched independendy, hued oo my review of tho mllbt, IUppCIItld by tbe IUIChed documcuted 
apprailal report IDd oilier filctul1 data of record. IDd my own penona1 lnVIIdpliaa wltbout c:olllborltion or 
direclion. Howover,l baw DOt prepmclu iudep.adent appraiul. Court teltimoDy by lbc roviewa', ifntee~lll)', 
may or may not reflect 1he exaet flprea showD ill 1bil tppraial report. 

I haw mlde 10 etrort. u clouly u pouible, to comlatc tbe value• refloctcd in tbia report with values 
reOected in other appraial reports within the project ~rea. 

Vlluel Rflectod in the appraial report 11'0 ccasidcnd juatifiecl IIIII ~IJ wilhiD abo~ of 
me report. My approval of fair DWket yaJue 8DCI rec:onameodatioll of just C:llllllptlll&tion ia: 

521.800.00 

Date: ,., L "I I 4.2 · - - ·- ·--

11'Tbe appraiser -has usdt IIJIIUIIO, employed methods and/or made cak:ulationa in a m11111er DOt preferred by lho 
AHTD (e.g., the method determination of"dmnagea" in thb report). However, the overall conclusion or estimate of 
just compensation is within the ranae of acceptability. 
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412412015 

James Breakfield 
Sr. Project Manager 
City of Springdale 

RE: AHTD JOB 040272: Springdale CP-0808 

Mr. Breakfield, 

Your time on the phone and the information you emailed me was greatly appreciated. 

Mr. Reed and his staff of professional appraisers have earned the utmost degree of 
respect in the industry, however the property owners have a difference of opinion on the 
choice of similarities among the comparable properties. 

I highly disagree that the subject property is similar to comparison #2. Comparison 
property #2 has no major road frontage, access or visibility. 

The subject property has frontage, access and visibility to both Hwy 412 (Sunset) and 
Johnson Road. As shown on the 2013 AHDT traffic count study Hwy 412 near the subject 
location had a traffic count of 26,000 vehicles per day and Johnson Road had a count of 
7,400 vehicles per day. A traffic count for property comparable #2 is not available 
because it has only local drive by traffic and no major road frontage. 

\ 
•soo 11ooo 

-· ... l \ 
' ·~ 

\ 96004 

\'~00 15200 1' : 

1: ' ':N· --, 
l I ' . ' I , 

__ _. ... ---·-·· ,.-~ ............ _; l) _ _j 

:. J . .. __j 

'\.7500 

•soo 

?"* 
3800 

.......... # 11000 37000-y ~ 

--;~~~;~/r~:; --... --... 
6

r ___ _.40 7300 ' 
:;.uw- II ,r' 

1

5400 

\. '--- ·-:-.:-::::-- \ 
1- . ~ :-f" ..... ~~;:~:~~ 
II -,' , .. ' ' 

I l ' • L·. -·' • :I .. ,_ .. ·: .. . -~~--

r: 

saoo--- ·-· . ,7800 -- -

BDDD -
2800(). 

·" 20000 _ 
~ ... 

;:q. 

... ·:..\• . y 
1300 

4500 ~ 180 
. .. . I ...._ 21 DOD . '• 3QODO• 
t• - I> • .. ,._ 

,: c ·-- .. 1' • ·~ 

"' ;J 
• t'100 

... . ! 
• 

1.. . I . I ·- 33DQ _.,. '\, 
J j•<i.BI:lO • -. ,.;1r . ~ . .rf. i . ..... ___ 4 s1~ 

\ 
8300 

. . . ,_..__L • . • I . 
9·100 -~ ~- -~ -- 7500 . 7~ __ .... / • -l, !·· 

.uuO • . ·~· 

r;: . •• J.j\._. / -~ 33DDii . I 
-~~11000 

4
qDD ::: 2100o--,J~_....~~.-';~\· 
... ,.......300 ~~ --N~ I.. l 

::J " 
. l 

/ 
29000 

3700 ~ · ' 
4800 

1 
1 /. ... ~~ 

\D 
f'f') 

~ 



It is my belief that the subject property is much more similar to property comparison #1 and 
#5. The traffic count near #1 is somewhere between 4,300 and 11,000 on Elm Springs 
Road and a very Insignificant traffic count on Oak Grove Road. This property does have 
good visibility and access to Elm Springs Road, but the traffic counts even with the 
opening of the new Wai-Mart remain well below the subject property. Traffic counts 
immediately in front of the Wai-Mart would more closely reflect traffic counts for the subject 
property. Therefore I see no reason for a location deduction, but will allow for a size 
deduction of .47/sf. That would put the value of the subject property at $6.21/sf using this 
property comparison #1. 

Property number 5 is much closer in comparison with traffic counts, accessibility and 
visibility, but I would agree to the $.99/sf reduction for size. However, I do not agree with 
the $1.42/sf reduction for location. My company was the selling agency and I was the 
selling Broker on this lot when it sold to the current Buyers. I was also the Listing Broker 
on the planned Whataburger one-acre site directly across the road that is directly 
comparable to #5. That site is under contract with Whataburger for $16/sf and is 
scheduled to close on July 13. The Seller and Whataburger both have undergone 
extensive due diligence costs and each side would endure huge penalties if the sale were 
not to be completed by one side or the other. So at $16.00/sf if you would take the same 
deductions of $1.42/sf for location and $.99/sf for size it would price the subject property at 
$13.59/sf. Please see an excerpt from the Whataburger contract on the following page. 

In summary, because of the subject property's accessibility, visibility, traffic count and 
location on both a major Highway and a busy thoroughfare, it is this Broker's opinion that 
the subject property should be valued at a much higher value, and without question, not 
less than the adjusted price of the comparable property #5. At the current time, the Sellers 
agree to settle for a price of $7.10/sf minus the $.99/sf size deduction which brings the 
square foot price of the subject property acquisition to $6.11/sf for a total of $56,915. 

I have been a commercial real estate broker in NWA for 20 years and have owned a 
commercial real estate & development company for over 15 years. A letter of authorization 
to represent the property owners is attached to this letter. Please call me with any 
questions or clarifications. Thanks again for your time. 

Sincerely, 

Richard L. Grubbs 
Owner/President 
Arkansas Commercial Real Estate 
1215 NE Waverly Way 
Bentonville, AR 72712 
479-619-5253 
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(I) "Prcperty'. That r&al property located In the City of Springdale, County of 
Washington. State of Arbnsaa contajnlng one hundred fifty feet {150') of 
frontage on Elm Springs Road and two hundred fifty feet (250') In depth, 
and more fully descrlled on Exhibit "A• attached hereto and Incorporated 
herewith by reference as if fUlly aet forth herein, together with al and 
singular the rights and appurtanancaa pertaining to such land, Including 
any right, tllle and Interest of Seller In and to any adjacent streets, alleys 
or rlghts·of-way, strips, and gores of real property. together with any 
improvement& and fixtures altuat&d thereon and attached thereto and all 
pe111onal property, if any. The Property contains approximately 37,500 
square feet of land. Purchaser reterves the right to revise the legal 
description attached as Exhibit •A• upon receipt of an acceptable survey 
and title as Indicated in this Contract. All legal d88Ciiptlon revieiona and 
must be approved by the Seller; provided, however, If Seller does not 
provide wriHen notice of its approval or disapproval of anl revisions to the 
legal description of the Property on or before the fifth (5 ) Busina&& Day 
following Sellar's receipt of noUce of such revisions, then SeUer shall be 
deemed to have approved such revisions. 

(m) "Prooertv Information•. On or before the Seller deadline detailed on 
Exh!bH •f• for such deliverable, Seier shall provide Purchaser with copies 
of all fila&, recorda, correspondence and other relevant lnfonnation In it& 
possession psr1Bining to the use, ownership, and environmental condition 
of the Property, including, but not limited to, the result& of any 
underground storage tank tightness tests, investigations of underground 
storage tank or line leaks, remediation operations, replacements or repairs 
of underground storage tank or line leaks, replacement& or repairs of 
tanks and lines, surveys, leases. encumbrances, covenants, deed 
restrictions or other such information pertinent to Purcha&er'a study of the 
Property. 

Real EstaCe Conlract- Springdale. AR (R.E # 22-e98) 
311267 10191i000.01169 
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(n) •rurchaae prtce". The sum of Six Hundred Thousand and No/1 00 DoUars 
($600,000.00). 

(o) •Purchllt(s Bf9ker". Purchaser acknowledges that Jordan Jeter of Flake 
& Kelley Commeroial,. with an addraa of 4100 Corporate Center DriVe, 
Suite 203, Springdale, AR 72782 has acted as Purchaser's tole 
representative In this transaction. Purchaser rttpre&enta that It haa not 
worked with any other real estate agents in connection with this 
transaction and agrees to Indemnify Sutler againat any dalma reaultlng 
from any other agent's assartlon that a commisaion ia due and payable 
baaed upon Purchasefs actons. 

(p) •seller) Brpke(. Seller acknowledges that Rich l. Gru~s. of Arkanus 
Commercial Real Eatate, with an addreaa of 121!5 NE Waverly Way, 
Bentonville, AR 72712, has acted as Seller's sole representative in this . .. 
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AtkA~. s ~ 9~~«~t~tw~J, &.~JuJJ 

April9,2015 

Mr. Brad Baldwin, Director 

1924 So. Utica 
Suite 1018 

Tulsa, Oklahoma 74104 

CITY OF SPRINGDALE ENGINEERING DEPARTMENT 
201 Spring Street 
Springdale, AR 72764 

Re: AHTD JOB 040272: Springdale CP-0808 

Dear Mr. Baldwin: 

'l'll..-74J-4423 
Au.\Om9t8 

This letter will serve as authorization for Rich Grubbs to represent Atherton & Murphy 
Investment Company in reprds to the details concemi"' your letter of March 20, 2015 
and our property on Johnson Road. 

If you should have any questions, please feel free to Ciill me at the above number. 

Sincerely yours, 
ATHERTON & MURPHY INVESTMENT COMPANY 

ws~~ 
WSA/skh 

Cc: Pat Murphy 
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