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OFFICIAL AGENDA
PLANNING & ZONING COMMISSION
CITY OF STARKVILLE, MISSISSIPPI

MEETING OF TUESDAY, MAY 14, 2019
1ST FLOOR CITY HALL — COURT ROOM
110 WEST MAIN STREET AT 5:30 PM

CALL TO ORDER

PLEDGE OF ALLEGIANCE AND MOMENT OF SILENCE

ROLL CALL

CONSIDERATION OF THE OFFICIAL AGENDA

CONSIDERATION FOR THE APPROVAL OF MINUTES

A. CONSIDERATION OF THE UNAPPROVED MINUTES OF APRIL 9, 2019

CITIZEN COMMENTS

NEW BUSINESS

A. CU 19-06 REQUEST FOR CONDITIONAL USE TO ALLOW FOR A MOBILE HOME
TO BE PLACED AT 1560 LOUISVILLE STREET IN A R-5 ZONE WITH THE PARCEL
NUMBER 105 -16-009.00.

B. AA 19-02 REQUEST BY HENRY PILKINTON FOR AN APPEAL TO AN
ADMINISTRATIVE DETERMINATION ON THE LEGAL NONCONFORMING STATUS
OF THE STRUCTURE AT 805 UNIVERSITY DR. IN A T-5 ZONING DISTRICT WITH
THE PROPERTY #101C-00-005.00.

ADJOURN



UNAPPROVED MINUTES OF THE REGULAR MEETING OF
THE PLANNING AND ZONING COMMISSION
CITY OF STARKVILLE, MISSISSIPPI APRIL 09, 2019

Be it remembered that the members of the Planning and Zoning Commission of the City
of Starkville met at their regularly scheduled meeting on April 9, 2019 at 5:30 p.m. in the
Courtroom of City Hall, located at 110 West Main Street, Starkville, MS.

There being present were Michael Brooks, Chairman, Ward 4, Jason Camp, Ward 1, Carl
Smith Jr., Ward 2, Tom Walker, Ward 3, and Alexis Gregory, Ward 5. Absent from the
meeting was Jeremiah Dumas, Ward 6 and Tommy Verdell Jr., Ward 7. Attending the
Commissioners were City Planner Daniel Havelin, Assistant City Planner Emily Corban,
and City Attorney Chris Latimer.

Commission Chairman Michael Brooks opened the meeting with the Pledge of Allegiance
followed by a moment of silence.

CONSIDERATION OF THE OFFICIAL AGENDA

Commissioner Brooks announced to the Commission that there was a request by the
applicant for EX 19-01 to have his cased moved to the first item under new business due
to a family matter. There came for consideration the matter of the approval of the motion
to approve the Official Agenda of the Planning and Zoning Commission of April 09, 2019
as amended.

OFFICIAL AGENDA
PLANNING & ZONING COMMISSION
CITY OF STARKVILLE, MISSISSIPPI
MEETING OF TUESDAY, APRIL 09, 2019
CITY HALL - COURT ROOM,
110 West Main Street, 5:30 PM
l. CALL TO ORDER
I. PLEDGE OF ALLEGIANCE AND MOMENT OF SILENCE

II. ROLL CALL
V. CONSIDERATION OF THE OFFICIAL AGENDA
V. CONSIDERATION OF THE APPROVAL OF MINUTES
A. CONSIDERATION OF THE UNAPPROVED MINUTES OF MARCH 12, 2019
VI. CITIZEN COMMENTS
VII. OLD BUSINESS

A. RZ 19-03- REQUEST BY CARPENTER COURT 2019, LP TO REZONE ONE
PARCEL FROM C-1 BUSINESS AND R-5 RESIDENTIAL TO R-5
RESIDENTIAL LOCATED AT THE SOUTHEAST CORNER OF THE



VIIIL.

IX.
X.

INTERSECTION OF LOUISVILLE STREET AND SAND ROAD WITH THE
PARCEL NUMBER 105B-00-001.05

NEW BUSINESS

A.

EX 19-01 REQUEST FOR AN EXCEPTION FROM BAND SIGN
REQUIREMENTS FOR PROPERTY LOCATED AT 114 EAST MAIN STREET
IN A T-6 DISTRICT WITH THE PARCEL NUMBER 118P-00-311.00.

. CU 19-038 REQUEST FOR CONDITIONAL USE TO ALLOW FOR

RESIDENTIAL DWELLING UNITS AS PART OF A PROPOSED MIXED USE
DEVELOPMENT LOCATED APPROXIMATELY 1700" WEST OF THE
INTERSECTION OF LYNN LANE AND SOUTH MONTGOMERY ON THE
NORTHSIDE OF LYNN LANE IN A C-2 ZONING DISTRICT WITH THE
PARCEL NUMBER 2011-00-013.00.

CU 19-04 REQUEST FOR CONDITIONAL USE TO ALLOW FOR A BED AND
BREAKFAST INN TO BE LOCATED WITHIN AN EXISTING HOME AT 607
OLD WEST POINT ROAD IN A R-E ZONE WITH THE PARCEL NUMBER
117L-00-001.00.

CU 19-05 REQUEST FOR CONDITIONAL USE TO ALLOW FOR A MOBILE
HOME TO BE LOCATED AT 1605 SAND ROAD IN A R-5 ZONE WITH THE
PARCEL NUMBER 105 -16-023.01.

EX 19-02 REQUEST FOR AN EXCEPTION TO ALLOW A
NONCONFORMING MONUMENT SIGN TO BE PLACED AT 310 RUSSELL
STREET IN AT-5 DISTRICT WITH THE PARCEL NUMBER 101D-00-211.00.

RZ 19-03 REQUEST BY SAPERIOR PATTON REZONE ONE PARCEL
FROM R-1 SINGLE FAMILY TO R-6 MOBILE HOMES LOCATED +- 250
WEST OF THE INTERSECTION OF ROCKHILL ROAD AND BUTLER ROAD
WITH THE PARCEL NUMBER 115 -22-001.00.

PLANNER'S REPORT

ADJOURN

After discussion and upon the motion of Commissioner Smith, duly seconded by
Commissioner Gregory, the motion to approve the official agenda as amended of the
Planning and Zoning Commission for March 12, 2019 received unanimous approval.



CONSIDERATION FOR APPROVAL OF THE MINUTES OF THE MEETING OF
MARCH 12, 2019

After discussion and upon the motion of Commissioner Gregory, duly seconded by
Commissioner Camp, the motion to approve the Minutes as amended of March 12, 2019
Planning and Zoning Commission received unanimous approval.

CITIZEN COMMENTS

The Chair opened up the meeting for Citizen Comments. Calling for and receiving no
other comments, the Commission moved to New Business.

OLD BUSINESS

A. CONSIDERATION OF RZ 19-02- REQUEST BY CARPENTER
COURT 2019, LP TO REZONE ONE PARCEL FROM C-1
BUSINESS AND R-5 RESIDENTIAL TO R-5 RESIDENTIAL
LOCATED AT THE SOUTHEAST CORNER OF THE
INTERSECTION OF LOUISVILLE STREET AND SAND ROAD
WITH THE PARCEL NUMBER 105B-00-001.05

Assistant City Planner Emily Corban introduced the request by Carpenter Court
2019, LP to rezone one split zoned parcel located at the southeast corner of the
intersection of Louisville Street and Sand Road with the parcel number 105B-00-001.05.
The applicant is seeking to rezone from C-1 Business and R-5 Residential to R-5
Residential based on a manifest error in the ordinance and a public need to correct the
error.

11 property owners of record within 300 feet of the subject property were notified
directly by mail of the request. A public hearing notice was published in the Starkville
Daily News on February 13, 2019 and a sign was posted on the property concurrent with
publication of the notice. As of this date, the Planning Office has received no phone calls
inquiring about the request.

Per Title 17, Chapter 1, of the Mississippi Code of 1972, as amended, and
Appendix A, Article IV, Section A, of the City of Starkville Code of Ordinances, the Official
Zoning Map may be amended only when one or more of the following conditions prevail:
Error: There is a Manifest Error in the ordinance and a Public Need to correct the error:
Change in conditions: Changed or changing conditions in an existing area, or in the
planning area generally, or the increased or increasing need for commercial or
manufacturing sites or additional subdivision of open land into urban building sites make
a change in the ordinance necessary and desirable, and in accord with the public need
for orderly and harmonious growth.



Within 1 mile of the subject property along Louisville Street and Sand Road, there have
been two rezonings since the adoption of the 2013 Zoning Map.

e In March of 2018, 288 Sand Road was rezoned from R-5 to R-6.

e InJune of 2018, the property on the west side of Louisville Street south of Academy
Road was rezoned from R-4 to C-1.

Consistency with Comprehensive Plan: The proposed rezoning would generally be
consistent with the goals, objectives and policies found in the City’s Comprehensive Plan.
The 2016 Comprehensive Plan lists the subject property’s place type as suburban center.
Multi-family is listed as a possible use in the suburban center placetype.

Land Use Compatibility: The proposed rezoning would be consistent and compatible the
adjacent land uses in the vicinity. The subject property is bordered to the east and south
by a multi-family development.

The Chairman opened up the public hearing.

e The applicant, Britton Jones, came forward to speak in favor of the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Walker, duly seconded by
Commissioner Smith, the motion to approve RZ 19-02 due to change and condition and
public need was approved unanimously.

NEW BUSINESS

A. EX 19-01 REQUEST FOR AN EXCEPTION FROM BAND SIGN
REQUIREMENTS FOR PROPERTY LOCATED AT 114 EAST
MAIN STREET IN A T-6 DISTRICT WITH THE PARCEL NUMBER
118P-00-311.00.

This is a request by MSU’s Center for Entrepreneurship and Outreach for an
exception from band sign requirements for 114 East Main Street in a T-6 zoning district.
The applicant is seeking an exception to allow for larger type band sign than allowed in a
T-6 zoning district.

52 property owners of record within 300 feet of the subject property were notified
directly by mail of the request. A public hearing notice was published in the Starkville
Daily News March 13, 2019 and a sign was posted on the property concurrent with



publication of the notice. As of this date, the Planning Office has received no phone calls
about the request.

No Exception shall be approved unless the Planning and Zoning Commission finds the
approval would: Be consistent with

I. 8 1.2 Intent and 1.3 Transect Districts of this Section,

il. and be consistent with the goals, objectives and policies of the City of

Starkville's Comprehensive Plan.

The comprehensive plan does not address signage specifically in the placetype
designation of this property. The placetype is Urban Core. This sign type has not been
allowed since the rezoning of the property to T-6 District in 2012.

The Chairman opened up the public hearing.
The applicant, Jeffery Rupp, came forward to speak in favor of the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Camp, duly seconded by
Commissioner Walker, the motion to approve EX 19-01 was approved unanimously.

B. CU 19-03 REQUEST FOR CONDITIONAL USE TO ALLOW FOR
RESIDENTIAL DWELLING UNITS AS PART OF A PROPOSED
MIXED-USE DEVELOPMENT LOCATED APPROXIMATELY 1700’
WEST OF THE INTERSECTION OF LYNN LANE AND SOUTH
MONTGOMERY ON THE NORTHSIDE OF LYNN LANE IN A C-2
ZONING DISTRICT WITH THE PARCEL NUMBER 2011-00-013.00.

This is a Conditional Use Request by 4/J ILP to allow for the use of “dwelling, multi-family” in
a proposed mixed-use development located approximately 1700’ west of the intersection of
Lynn Lane and South Montgomery on the northside of Lynn Lane in a C-2 zone. The applicant
is proposing to place a mixed-use building on the property. The building is proposed to have
commercial units downstairs and 4 residential units upstairs. In a future phase, another
residential building may be placed on the property and/or a third story may be added for an
additional 4 residential units for a total of 8 residential units.

The property is zoned C-2 and in order to construct a “dwelling, multi-family”, a conditional
use is required per the City of Starkville’s Permitted and Conditional Use Chart.

11 property owners of record within 300 feet of the subject property were notified directly by
mail of the request. A public hearing notice was published in the Starkville Daily News on



March 8, 2019 and a sign was posted on the property concurrent with publication of the notice.
As of this date, the Planning Office has received one phone call requesting information.

Appendix A, Article VI, Section | of the City’s Code of Ordinances provides five specific criteria
for conditional use review and approval:

1. Land use compatibility. The proposed use as a “dwelling, multi-family” could be considered
a compatible use with adjacent properties. The property is currently zoned C-2 General
Commercial. The 2016 Comprehensive plan has the areas placetype listed as Suburban
Corridor. Multi-family housing is a listed land use for Suburban Corridor.

2. Sufficient site size and adequate site specifications to accommodate the proposed use. The
site is adequately sized to accommodate the proposed use.

3. Proper use of mitigative technigues. None proposed

4. Hazardous waste. No hazardous waste or materials would be generated, used or
stored at the site

5. Compliance with applicable laws and ordinances. The applicant is responsible for
obtaining all the property permitting required by City and State

One requested condition:

1. The applicant shall have six months from time of Conditional Use approval to obtain
site plan approval by the City’s Development Review Committee.

The Chairman opened up the public hearing.

e Jason Pepper, representing the applicant, came forward to speak in favor of the
request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Camp, duly seconded by
Commissioner Smith, the motion to approve CU 19-03 was approved unanimously with
one recommended condition:

1. The applicant shall have six months from time of Conditional Use approval to obtain
site plan approval by the City’s Development Review Committee.



C. CU 19-04 REQUEST FOR CONDITIONAL USE TO ALLOW FOR A
BED AND BREAKFAST INN TO BE LOCATED WITHIN AN
EXISTING HOME AT 607 OLD WEST POINT ROAD IN A R-E
ZONE WITH THE PARCEL NUMBER 117L-00-001.00.

This is a Conditional Use request by Lee and Jennifer Carson to allow for a bed and breakfast
inn to be located within an existing home at 607 Old West Point Road in a R-E zone. The
applicant is proposing to operate a bed and breakfast at the property. The property is zoned
R-E and in order to construct a “Bed and Breakfast Inn”, a conditional use is required per the
City of Starkville’s Permitted and Conditional Use Chart.

28 property owners of record within 300 feet of the subject property were notified directly by
mail of the request. A public hearing notice was published in the Starkville Daily News on
March 9, 2019 and a sign was posted on the property concurrent with publication of the notice.
As of this date, the Planning Office has received two phone calls requesting information.

Appendix A, Article VI, Section | of the City’s Code of Ordinances provides five specific criteria
for conditional use review and approval:

1. Land use compatibility. The proposed use as a Bed and Breakfast Inn could be considered
a compatible use with adjacent properties. The property is currently zoned R-E. The 2016
Comprehensive plan has the area’s placetype listed as suburban single family.

2. Sufficient site size and adequate site specifications to accommodate the proposed use. The
site is adequately sized to accommodate the proposed use.

3. Proper use of mitigative technigues. None proposed

4. Hazardous waste. No hazardous waste or materials would be generated, used or
stored at the site

5. Compliance with applicable laws and ordinances. The applicant is responsible for
obtaining all the property permitting required by City and State

One requested condition:

1. The applicant shall have six months from time of Conditional Use approval to obtain
site plan approval by the City’s Development Review Committee.
The Chairman opened up the public hearing.

The Chairman opened up the public hearing.

e The applicants, Lee and Jennifer Carson, came forward to speak in favor of the
request.
e Bert Montgomery came forward to express his concerns regarding for the request.



e David Cross came forward to express his concerns regarding the request.
e Chris Vickers came forward to express his concerns regarding the request.
e Frances McDavid came forward to express her concerns regarding the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Camp duly seconded by
Commissioner Gregory, the motion to approve CU 19-04 was approved unanimously.

D. CU 19-05 REQUEST FOR CONDITIONAL USE TO ALLOW FOR A
MOBILE HOME TO BE LOCATED AT 1605 SAND ROAD IN A R-
5 ZONE WITH THE PARCEL NUMBER 105 -16-023.01

This is a Conditional Use request by Diane Jordan to allow for a mobile home to be located
at 1605 Sand Road in a R-5 zone. The applicant is proposing to place a mobile home on the
subject property. The property is zoned R-5 and in order to place a “mobile home”, a
Conditional Use is required per the City of Starkville’s Permitted and Conditional Use Chart.

5 property owners of record within 300 feet of the subject property were notified directly by
mail of the request.

A public hearing notice was published in the Starkville Daily News on March 21, 2019 and a
sign was posted on the property concurrent with publication of the notice. As of this date, the
Planning Office has received no phone calls about the request.

Appendix A, Article VI, Section | of the City’s Code of Ordinances provides five specific criteria
for conditional use review and approval:

1. Land use compatibility. The proposed use as a “mobile home” could be considered a
compatible use with adjacent properties. The property is currently zoned R-5. The 2016
Comprehensive plan has the areas placetype listed as traditional neighborhood new.

2. Sufficient site size and adequate site specifications to accommodate the proposed use. The
site is adequately sized to accommodate the proposed use.

3. Proper use of mitigative technigues. None proposed

4. Hazardous waste. No hazardous waste or materials would be generated, used or
stored at the site

5. Compliance with applicable laws and ordinances. The applicant is responsible for
obtaining all the property permitting required by City and State.




The Chairman opened up the public hearing.

e The applicant, Diane Jordan, came forward to speak in favor the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Camp, duly seconded by
Commissioner Gregory, the motion to approve CU 19-05 was approved unanimously.

E. EX 19-02 REQUEST FOR AN EXCEPTION TO ALLOW A
NONCONFORMING MONUMENT SIGN TO BE PLACED AT 310
RUSSELL STREET IN A T-5 DISTRICT WITH THE PARCEL
NUMBER 101D-00-211.00.

This is a request by Richard Myers and Mitch Stripling for an exception to allow a
nonconforming monument sign to be placed at 310 Russell Street in a T-5 District. The
applicant is proposing to place an internally lit monument type sign with digital letters. T-
5 districts do not allow for site signage, internally lit signage, or digital message boards.
An exception from the type, the lighting, and use of a message board is required for
approval. Table 8 shows the available sign types for a T-5 district. 11 property owners of
record within 300 feet of the subject property were notified directly by mail of the
request. A public hearing notice was published in the Starkville Daily News March 19,
2019 and a sign was posted on the property concurrent with publication of the notice. As
of this date, the Planning Office has received no phone calls about the request.

No Exception shall be approved unless the Planning and Zoning Commission finds the
approval would: Be consistent with
iii. 8 1.2 Intent and 1.3 Transect Districts of this Section,
Iv. and be consistent with the goals, objectives and policies of the City of
Starkville's Comprehensive Plan.

The comprehensive plan does not address signage specifically in the placetype
designation of this property. The placetype is Urban Core. This sign type has not been
allowed since the rezoning of the property to T-5 District in 2012.

The Chairman opened up the public hearing.

The applicant Mitch Stripling came forward to speak in favor of the request.
Kirk Christie came forward to speak in favor of the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.



After discussion and upon the motion of Commissioner Gregory, duly seconded by
Commissioner Walker, the motion to approve EX 19-02 was approved unanimously.

F. RZ 19-03 REQUEST BY SAPERIOR PATTON REZONE ONE
PARCEL FROM R-1 SINGLE FAMILY TO R-6 MOBILE HOMES
LOCATED +- 250 WEST OF THE INTERSECTION OF ROCKHILL
ROAD AND BUTLER ROAD WITH THE PARCEL NUMBER 115 -
22-001.00.

This is a request by Superior Patton one parcel from R-1 single family to R-6 mobile
homes located +- 250 west of the intersection of Rockhill Road and Butler Road. The
applicant is seeking to rezone from R-1 to R-6 based based on change in condition with
public need.

10 property owners of record within 300 feet of the subject property were notified directly
by mail of the request. A public hearing notice was published in the Starkville Daily News
on March 18, 2019 and a sign was posted on the property concurrent with publication of
the notice. As of this date, one letter against the request was hand delivered to the
Planning Department on April 4, 2019 with the signatures of three property owners in the
area.

Per Title 17, Chapter 1, of the Mississippi Code of 1972, as amended, and Appendix A,
Article IV, Section A, of the City of Starkville Code of Ordinances, the Official Zoning Map
may be amended only when one or more of the following conditions prevail:

Error: There is no apparent error.

Change in conditions: Changed or changing conditions in an existing area, or in the
planning area generally, or the increased or increasing need for commercial or
manufacturing sites or additional subdivision of open land into urban building sites make
a change in the ordinance necessary and desirable, and in accord with the public need
for orderly and harmonious growth.

Since 2012 there has been one rezoning along Rockhill Road north or the Highway 82
(+/- 0.7 miles).

e August 2012 1646 Rockhill Road was rezoned R-1 to R-M based on error

Consistency with Comprehensive Plan: The proposed rezoning would generally be not
consistent with the goals, objectives and policies found in the City’s Comprehensive Plan.
The 2016 Comprehensive Plan has the area listed as an Optional District. The Optional
District list out four uses for the place type: Commercial Option, Industrial Option,
Traditional Neighborhood Development Option, and Conservation Subdivision
Development Option. The zoning classification of R-6 does not have any permitted uses
other than single family detached dwelling that fit into any of the use types for Optional
District..



Land Use Compatibility: The proposed rezoning could be considered consistent and
compatible the adjacent land uses in the vicinity. There are three mobile homes located
directly to the south of the property and one single family home to the east.

The Chairman opened up the public hearing.

e The applicant Saperior Patton came forward to speak in favor of the request.
e May Bell came forward to speak against the request.

Calling for and receiving no other comments, the Commission Chair closed the public
hearing.

After discussion and upon the motion of Commissioner Camp, duly seconded by

Commissioner Gregory, the motion to approve RZ 19-05 based on change in condition
and public need was approved unanimously with one condition.

1. Only one mobile home will be allowed on the property.

PLANNERS REPORT

City planner Daniel Havelin introduced the new community development director Dr.
Simon Kim to the planning commission.

ADJOURN

There came for consideration, the matter of the approval of the motion to adjourn until
5:30 p.m. on May 14, 2019, in the Courtroom of City Hall located at 110 West Main Street,
Starkville MS.

After discussion, and upon the motion of Commissioner Camp, duly seconded by
Commissioner Gregory, the motion to adjourn until 5:30 p.m. on May 14, 2019 in in the
Courtroom located at 110 West Main Street, Starkville MS, was unanimously approved.

Mike Brooks, Commission Chair

Daniel Havelin, City Planner
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\ . PLANNING DEPARTMENT
L\ 0 L \ PLANNING AND ZONING COMMISSION

CITY HALL, 110 WEST MAIN STREET

MISSISSIPPI’S COLLEGE TOWN STARKVILLE. MISSISSIPPI 39759

STAFF REPORT

To: Members of the Planning & Zoning Commission
From: Daniel Havelin, City Planner (662-323-2525 ext. 3136)
Emily Corban, Assistant City Planner (662-323-2525 ext. 3138)
Subject: CU 19-06 Request for Conditional Use to allow for a mobile home to be placed at 1560
Louisville Street in a R-5 zone with the parcel number 105 -16-009.00.
Date: May 14, 2019

The purpose of this report is to provide information regarding Conditional Use Request by
Christina Johnson to allow for a mobile home to be placed at 1560 Louisville Street in a R-
5 zone with the parcel number 105-16-009.00. Please see attachments 1- 2.

BACKGROUND INFORMATION

The applicant is seeking a Conditional Use to place a mobile home on the subject property.
The property is zoned R-5 and in order to place a “mobile home” on the property, a
Conditional Use is required per the City of Starkville’s Permitted and Conditional Use Chart.
The property is part of 16 section land that is owned by the Starkville Oktibbeha School
District.

Scale and intensity of use.
The placement of the home has not yet been determined. The property is +/- 2.18 acres.

On- or off-site improvement needs.
There are no off-site improvements being proposed.

On-site amenities proposed to enhance the site.
There are no amenities being proposed

Site issues.
There is an existing abandoned house that current sits on the property.

The table below provides the zoning and land uses adjacent to the subject property:

Direction Zoning Current Use

North R-5 vacant

East R-5 vacant

South R-5 vacant

West C-2 Residence, mobile home




ALLOWED USES UNDER THE PERMITTED AND CONDITIONAL USE CHART
R-5 RESIDENTIAL ZONING DISTRICT

The following uses are permitted by right in the R-5 zoning district:
1. Accessory dwelling unit
2. Assisted Living Facility
3. Dwelling, live/work
4. Dwelling, single family, detached
5. Dwelling, multi-family
6
7
8
9
1

. Dwelling, 3-4 family

. Personal Care/Group Home
. Family Child Care

. Parks & Recreation, Passive
0.Business Offices

The following uses are allowed by conditional use in the R-5 zoning district:
Bed & Breakfast Inn
Boarding/Rooming House
Dormitory

Dwelling, 2-family
Fraternity/Sorority House
Manufactured Homes

Mobile Homes

Community Services

. Education Facilities

10. Government Facilities
11.Institutional and Health Care Facilities
12.Parks & Recreation, Active
13.Places of Worship

14.Public Spaces

15. Utilities

16. Conference/Convention Center
17.Eating & Drinking Establishments
18. General Retail & Services
19.Parking Lots & Garage
20.Personal Services

©CoNorwNE



NOTIFICATION

2 property owners of record within 300 feet of the subject property were notified directly by
mail of the request. A public hearing notice was published in the Starkville Daily News on
March 27, 2019 and a placard was posted on the property concurrent with publication of the
notice. As of this date, the Planning Office has received no phone calls regarding the
request.

ANALYSIS
Appendix A, Article VI, Section | of the City’'s Code of Ordinances provides five specific
criteria for conditional use review and approval:

1.

Land use compatibility. The proposed use as a “mobile home” could be considered a
compatible use with adjacent properties. There is an existing mobile home across the
street to the west. The 2016 Comprehensive plan has the areas placetype listed as rural
corridor. Residential is listed as a land use for the placetype of rural corridor.

Sufficient site size and adequate site specifications to accommodate the proposed
use. The site is adequately sized to accommodate the proposed use.

Proper use of mitigative techniques. None proposed.

Hazardous waste. No hazardous waste or materials would be generated, used or
stored at the site

Compliance with applicable laws and ordinances. The applicant is responsible for
obtaining permits as required by the City and State prior to occupying the dwelling.

Requested Conditions:

1.

2.

The applicant shall have six months from time of Conditional Use approval to begin the
permitting process with the City.

The mobile home shall be place at least 50’ away from the existing structure on the site
and within the required setbacks for an R-5 zoning district.



Attachment 1
CU 19-06 Aerial
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Attachment 2
CU 19-06 Zoning
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STAFF REPORT

To: Members of the Planning & Zoning Commission
From: Emily Corban, Assistant City Planner (662-323-2525 ext. 3138)

Subject: AA19-02 Request by Henry Pilkinton for an appeal to an administrative determination
on the legal nonconforming status of the structure at 805 University Dr. in a T-5 zoning
district with the property #101C-00-005.00.

Date: May 14, 2019

BACKGROUND INFORMATION:

The applicant, Mr. Pilkinton, is appealing an administrative determination of the Community
Development Director regarding the legal nonconforming status of the structure at 805
University Dr. in a T-5 zoning district with the property #101C-00-005.00. Please see
attachments 1- 6.

The applicant initially spent $9,823.95 modifying the shed structure, with $7,859.16 being
spent on the exterior of the building without proper building permits.

2 (two) issues occurred as a result of these initial modifications to the structure:

The first issue was the question of determining the use of the building. If it was defined as
residential, it would be required to meet the minimum floor size to meet the current residential
building standards. Residential building standards require more square footage for the use
and the structure could not be expanded because it was non-conforming to the current
zoning requirements. The Building Official originally determined that the structure was
residential in use.

April 16, 2019, the Board of Aldermen approved an administrative appeal to modify the
decision of the building official, determining the structure at 805 University Drive to be
nonresidential with the following recommended conditions that were agreed to by the
applicant:

The shower and associated plumbing shall be removed.

No overnight lodging shall be allowed in the structure.

No rentals shall be allowed for the structure.

If the property sells, the structure shall be removed from the premises

PwbdPE

The action of the Board of Aldermen effectively resolved the first issue.

The second issue was that staff had to determine whether or not the modification to the
building violated the substantial modification standards for a non-conforming structure in a
form-based district. If alteration to the building, excluding the interior, was made at more
than 50% of the market value of the entire building, it would have violated the threshold.

The applicant was asked to present the market value of the structure in order to determine
whether or not substantial modification had occurred. When the applicant provided the fair



market value of the 144 square-foot shed structure being 15% (or $60,000) of the entire
property value ($400,000), The Community Development Director determined that the
provided fair market value does not represent the market value of the structure itself, and
concluded that the structure had been substantially modified and thus can no longer be
declared a lawful nonconforming use. The Applicant is appealing this determination to the
Planning and Zoning Commission. Please see attachment 4 for a more detailed explanation
of the administrative determination made by the Community Development Director.

It is expected that the applicant will provide additional information including a professional
market valuation of the structure to the Planning and Zoning Commission.

Below are relevant sections of the ordinance that outline the appeal process for
administrative reviews in the transect districts. In addition, sections relevant to the term
substantial modification have been cited.

ADMINISTRATIVE REVIEW APPEAL REQUIREMENTS:

APPENDIX A — ZONING, ARTICLE VII. — DISTRICT REGULATIONS, Sec. T. — Transect
districts

8§ 1-INTENT AND PROCESS.

1.4 ADMINISTRATIVE REVIEW

(a) This Section specifically provides for the administrative approval or denial of site
and/or building plans.

(b) Administrative reviews of site and/or building plans shall be reviewed within 30
calendar days of receipt of a complete application submittal package to the Planning
Office.

(c) Any decision regarding an approval or denial of a site and/or building plan shall state,
in writing, the reasons for the approval or denial, within 30 calendar days of receipt
of the complete application submittal package to the Planning Office.

(d) If the Planning Office denies any site and/or building plan, the applicant may appeal
the decision to the Planning and Zoning Commission so long as the appeal is
submitted within 30 days of the denial. The Planning and Zoning Commission shall
review the application de novo.

i. The appeal must be filed with the Planning Office for submittal to the Planning and
Zoning Commission.

ii. The following procedures shall apply to all appeals:
a. The appeal shall state specific relief sought and reasons for such relief.

b. It shall be the applicant's responsibility to provide sufficient justification for
approval of the appeal.

c. The City Planner shall prepare a report evaluating the applicant's appeal for
the Planning and Zoning Commission within 30 days of the filing of the
appeal. If the Planning and Zoning Commission fails to act upon the appeal
within 90 days of the filing of the appeal, the appeal will be deemed denied
and subject to further appeal as set out in subsection (g).



d. In reviewing the appeal, the Planning and Zoning Commission shall consider
all technical evaluation and relevant factors presented by the applicant and
City staff.

e. The Planning and Zoning Commission may attach such conditions to the
granting of the appeal as it deems necessary to further the purpose of this
Form Based Code.

f. If the appeal is approved, it shall be granted upon findings by the Planning and
Zoning Commission that the following standards have been met:

i. That failure to approve the appeal could result in exceptional hardship to the
applicant; and

ii. That approving the appeal will not result in any threats to public safety,
extraordinary public expense, create nuisances, cause fraud or
victimization of the public; and

iii. That the necessity for the appeal is not the result of conditions which have
been self-imposed by the applicant; and

iv. That the approval of the appeal is the minimum necessary for the applicant
to continue with the project.

g. If the appeal is not approved, the decision of the Planning and Zoning
Commission may be appealed to the Mayor and Board of Aldermen. The
appeal shall be filed in writing by the applicant within 10 working days of the
denial by the Planning and Zoning Commission and shall be filed with the
Planning Office. The appeal shall be heard at the next regularly scheduled
meeting of the Mayor and Board of Aldermen following receipt of the notice of
appeal.

§ 2 - GENERAL TO ALL TRANSECT DISTRICTS

Lots located within the T1, T2, T3, T4, T5 and T6 Transect Districts shall be subject to the
requirements of this sub-section.

2.1 PERMITS

(a) Building or construction permits shall not be issued for development or redevelopment
on private Lots prior to the submittal and approval of a site or building plan drawn to scale
showing the following, in compliance with the standards of this Section and subject to the
regulations of APPENDIX A - ZONING, ARTICLE Il - ENFORCEMENT of the Starkville
Municipal Code:

i. Site Plan Area

ii. Lots
a. Lot Lines
b. Lot Width

il. Lot Occupation
a. Setbacks
b. Building Placement
c. Facade Alignment
d. Facade Buildout



e. Lot Coverage
iii. Building Form
a. Building Height
b. Setback Encroachments
c. Fenestration
iv. Use and Intensity
v. Parking
vi. Landscape
vii. Signage
(b) Site and building plans submitted under this Section shall be prepared by the land

owner or a representative of the land owner, and shall be approved administratively by
the Building/Codes Official.

(c) Existing buildings that do not conform to the provisions of this Section may be
continued in such Use until a Substantial Modification is requested, at which time the
provisions of this Section shall apply.

§ 7. - DEFINITIONS.

Substantial Modification: alteration to a building, excluding the interior, that is valued at more
than 50% of the market value of the entire building.
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Attachment 2
AA 19-01 Zoning
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Attachment 3- Applicant Appraisal Submittal

5/7/2019 City Of Starkville Mail - 805 University Drive - H. Pilkinton

S],n [ﬂ MW“I&[E Emily Corban <e.corban@cityofstarkville.org>

805 University Drive - H. Pilkinton

7 messages
Henry Pilkinton IV <henrypilk@betterbrands.net> Tue, Apr 16, 2019 at 11:05 AM
To: Emily Corban <e.corban@cityofstarkville.org=>

Emily,

Attached is a January 2016 appraisal | had done on the property. As you can see the appraisal
was completed by Mike Brooks.

Page 7 contains the value of the property at that time at $ 400,000.00.

While | consider the property to have increased in value since then (due to the comparable sales
next to me).

| am prepared to use this value for the Planning determination.

After speaking with several people about this manner, | believe that a “Fair Market Value” of the
building, on the property, of 15% is a conservative estimate.

This would assign a value of $ 60,000.00 dollars for the building ( 400,000.00 X .15 =$ 60,000.00).

| have a total remodeling cost of $ 9,823.95, after speaking with my contractor, we determined 80%
of materials and labor were for the exterior of the building.

Bringing the exterior expenses (including installation labor) to $7,859.16 ($ 9,823.95x .80=§%
7859.186).

Should | be allowed to continue, | will need to paint the exterior and place two outside light fixtures.

| liberally estimate this at $650.00 (including labor). | already have a quote for the painting at $
550.00.

This would bring the total exterior cost of this project to $ 8509.16

Henry Pilkinton

https://mail.google.com/mailfu/1 ?ik=cf26b12 118 &view=pta&search=all&permthid=thread-f%3A1630987 383523606500&simpl=msg-f%3A16209873835... 143



Attachment 4- Community Development determination of nonconforming use

N

STARKVILLE

MISSISSIPPI'S COLLEGE TOWN

THE CITY OF STARKVILLE
Sungman “Simon” Kim COmmunffy Deye;opment Phone: 662-323-2525 x 3119
Community Development CITY HALL, 110 WEST MAIN STREET Fax: 662-323-4143
Director STARKVILLE, MISSISSIPPI 39759 s.kim@cityofstarkville.org
April 18, 2019

Mr. Henry Pilkinton
1055 Greenbriar Dr.
Columbus, MS 39705

RE: Determination of Legal Nonconformity

Dear Mr. Pilkinton,

This letter notifies you that the City of Starkville Community Development Department
has determined that the structure on 805 University Drive has been modified substantially
and, thus, no longer can be declared a lawful nonconforming use.

When an application is made to determine if the property still is a lawful non-conforming
structure, Staff needs to rely on a professional valuation of the subject structure, separate
and distinct from the tract as a whole.

The valuation should give staff a firm ground to compare with the Starkville Code of
Ordinance (Chapter 7 definition of Section T Transect Districts). The current code section
states that “alteration to a building, excluding the interior, that is valued at more than 50%
of the market value of the entire building” would constitute a “Substantial Modification” to
a non-conforming structure.

The cost you spent to upgrade the structure was $9,823.95 or $7,859.16 for exterior only.
So, staff requested you provide the market value of the structure on 805 University Drive
to compare with the cost you spent.

On Tuesday, April 16, 2019, you emailed us a 2016 appraisal of the entire property, which
was prepared by Mr. Mike Brooks. The appraisal evaluated the market price of the entire
property to be $400,000.

Then, in the body of the email, you stated that “After speaking with several people about

this manner, | believe that a Fair Market Value of the building, on the property, of 15% is
a conservative estimate.” Thus, the value of the structure stated by you was $60,000.

www.cityofstarkville.org



In staff’s opinion, without further evidence, such a price does not represent the 144 square
feet structure. Staff looked up the price of a storage building, which ranged only from $400
to $5,000 for the size.

Without a professional valuation of the building itself, staff has insufficient grounds to
compare your valuation to the requirements of the Starkville Code of Ordinances.

You have the right to appeal this decision to the Planning & Zoning Commission at
5:30PM on May 14th, 2019. To do so, please contact Starkville’s planning staff for the
requirements necessary to be placed on the Planning and Zoning Commission Agenda.

In the meantime, please do not hesitate to contact me if you have questions or would like
to discuss the matter further.

Thank you.

Sincerely,

Sungman “Simon” Kim
Community Development Director

www.cityofstarkville.org



Attachment 5- Appeal Request

April 24, 2019

Simon Kim
Community Development

Director /Starkville, MS

Mr. Kim,

I wish to formally appeal the decision you made and the letter you sent me
on April 18, 2019 to the Planning, and Zoning Commission concerning the
property located at 805 University Drive. I would like to be on the agenda
for the next Planning and Zoning Commission meeting May 14, 2019.

Thank you,

Hunry Pilkinton



Attachment 6- 2016 Appraisal

WM. Brogks & Assoclales

FROM:
W.M. Brooks & Associates, LLC I Nvo I c E
W.M. Brooks & Associates, LLC
106 Shofs Ave
Starkville, MS 39759
03122016
Telephone Number: (B62) 324-2300 Fax Number: (240) 201-0236
EEGETRAR i
To: Internal Order #: 03121624
Debbie Margan Lender Case #:
BankFirst Financial Services Client Fils #: plinton-103-2016
i Maln File # onform:  pikinton-103-2016
1000 Highway 12 West
Starkville, MS 39760 Other File # on form:
Telephone Number: (552) 323-3005 Fox Number: (862} 323-1560 Foderal Tax D 28-0821970
Alternate Number: E-Mail: Employer ID:

Lender: BankFirst Financial Services Client: BankFirst Financial Services
Purchaser/Bormower: Hickory Grove Farms, LLC
Property Address: 805 University Dr
City: Starkville
County: Oktibbeha State: MS
Legal Description: All of Lot 34 of Block 28 as shown in the A, L. Goodman Officlal Map, 1951 Edition

Zip: 39750

Land Appraisal Report 700.00

SUBTOTAL

Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Deseription;
SUBTOTAL
TOTALDUE |$ 700.00

Form NS - “TOTAL" appealsal software by @ la mode, inc. - 1-800-ALAMODE



Engagement Letter - Page 1

BANKFIRST

A Better Way to Bank

January 15; 2016

Michael Brooks
P.C. Box 806
Starkville MS 33760

Dear Mike:

Please find enclosed our request for Appraisal/Evaluation gervices in the form
of an engagement letter. Pleass sign this letter and return it to BankFirat
Financial Services within seven (7) days from receipt.

INTRODUCTION: This letter is for proféssional Appraisal/Evaluation services and
represents your authorization to prepare an independent Appraisal/Evaluation
Report for Henry Filkington, IV. BankFirst is the client for this report. In
addition, you shall perform this report as an indepondent contractor and nok as
an employee/pactner, principal; nor agent of thia Bank. This report is to be
conducted on the subject property located at 805 University Drive, Starkville
Ms 39759(5ee attached Legal Deseription).

FEE: The Fea for Rppraisal/Evaluation services rendered shall be § + Tha
date of completion shall be no later than 1/22/2016.

PPIN OR PARCEL NUMBER: Appraisal to include PPIN or Parcel Number.

ELECTROMIC CORY: Please provide a PDF Electronic formatted copy of the
Appraisal/Evaluation to the client, BankFirst Financial Services.

REQUIRED CONTENTS: THE APPRATSAL/EVALUATION REPORT BHALL BE PREPARED WITH THE
FOLLOWING MINTMIM GUIDELINES:

WRITTEN - This Appraisal/Evaluation Report is to be in writing and in narrative
format or on a form approved by this institution and the appropriate Faderal
Banking Regulatory Agency. Regardless of tha format chosen, the report shall
conform to the minimum reporting requirements of the appropriate Federal
Financial fnstitutlon’e Hegulatory Agencies.

CONFORMITY WITH THE UNIFORM STANDARDS OF PROFESSICMAL EEEISML I’IRAC‘_I'“‘I“I‘.E
|USEAP} - This Appraisal/Evalvation Repert is to conform to USPAP.

Form SCHLGL - “TOTAL" appraisal seftware by & la mede, inc. - 1-800-ALAMDDE



Engagement Letter - Page 2

ESCLOBIJRZ OF COMPETENGY - This Walsllft?nlmtib@i Report shall make an
‘affirmativé statement that the appraiser is éengef.lmr. to complets this report
‘in adcordance with the cofpeteno: provision i SPAP. In 'the absence of an
affirmative statement, the appraise: must disclose any lack of knowledgs and/or
experience for this assignment and any necessary steps taken to comply with the
competengy provislion in the USPAP.

DEFINED UE - The type of value estimate desired in this report is market
value. If the value to be estimated is market value, the appraieer shall uee
the definition of market value as it appears in the definitions section of the
USPAP, Definitions of cther types of values must be approved by an officer of
this inatitution prior to acceptance of the Appraisal/Evaluation Report. HNo
alternative definitions are acceptable to this institution.

MARKETING TIME - Appraiser to disclose opinion of marketing tima.

ISER INDEPENDENCE- Include in the certification reguized by the USPAP an
additional statement that the appralser has acted in an independent capacity
and that the appraisal/evaluation assignment is not based on a raquested
minimum valuation, a specific valuation, or the approval of & loan,

APPRAISER INTEREST - The Appraiser has no direct or indirect interest in the
propecty or the transaction and/or bias with respect to the parties involved.

CLIENT - BankFirst Financial Services is the client for this report. The
&ppraisalfs\raluat,lun shall be ordered/requested from an employee of this
institution and payment shall be made directly from the borrower to the Lender.
All documents rurnished to the appraiser from this bank are to be ‘gansidered
gonfidential information to the appraiser pursuant to the disclosure
reguirements in the confidentiality section of the ethigs provision and
statement on Appralsal Standards Number 5.

ADDITTONAL REQUIREMENTS:
All Appraisal/Evaluation Reports must include a signed copy of this letter and
a completed Emvironmental Checklist. (See Environmental Checklist on Page 3).

The completed Appraisal/Evaluation Report is to be deliversd on or bafore
1/22/20160r B8 scon ag pessible.

I/WE AGREE TO THE TERMS OF THIS ENGAGEMENT LETTER:
FOR BANKFIRST FINANCIAL SERVICES (THE CLIENT IN THIS ASSIGNMENT)

KFIRST OFFICER
BANK ADDRESS:

M(fb\ﬁ»ﬁ\ 3/10/16

AFPRATSER SIGNATURE DATE

Form SCNLGL - “TOTAL® appraisal software by a la mods, inc. - 1-800-ALAMOOE



Engagement Letter - Page 3

BANKFIRST FINANCIAL SERVICES
ENVIRONMENTAL SITE VISIT CHECKLIST

(This form s to be used as a worksheet and may be submitted with
hand-written entries and additional pages, if necessary.)

Distressed Vegetation (This Includes vegetation dead, dying, or stressed from hazardous
substances)

Unnaturally Discolored Ponds or Flowing Water

Liquid and Solid Waste Dumping or Disposal

Groundwater, Wells, Cisterns, Cesspools, Or Septic Tanks

Abnormal Odors

Recent Soll Disturbances (Evidence of soil removal or replacement)

PCB (Electrical Transformers, Capacitors, Heat Exchange Equipment, Florescent Light Ballasts)
Asbestos

Tanks

Waste Disposal Practices (How Is household and farm waste handled)

Pits and Sumps

Neighboring Facilities

- - No adverse conditons noted.

Form SCNLGL - “TOTAL" appraisal software by a la mode, inc. - 1-B00-ALAMODE



APPRAISAL OF REAL PROPERTY

LOCATED AT:
BOS University Dr
All of Lot 34 of Block 2B as shown in the A, L. Goodman Official Map, 1951 Edition
Starkville, M5 39759

FOR:
BankFirst Financial Services
P.O. Box 1348
Starkville, M5 38760

AS OF:
03/11/2016

BY:
W. Michael Brooks, MAI
Principal
W.M. Brooks & Associates, LLC
108 Shotts Ave
Starkville, MS 39759

Form GA1 - “TOTAL® appraisal software by a la mods, Inc. - 1-800-ALAMODE




Borrowar Hickory Grove Farms, LLC Fitg No._pilkinton-103-2016

Property Address 805 University Dr
Gity _ Starkvilla = _ Counly Okfibbeha  Stde M5 TpCods 30759 |
Landar/Cliant BankFirst Financial Services
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W. Michael Brooks, MAI

W. M. Brooks & Associates, LLC
106 Sholts Ave

Starkville, MS 39759

March 14, 2016

BankFirst Financial Services
P.O. Box 1348
Starkville, MS 39760

Re: Propedy: 805 University Dr
Slarkville, M3 39759
Client: Hickory Grove Farms, LLC
File Ma.:  pilkinton-103-2016

Genllemen:

In accordance with your request, we have personally inspecied and prepared an appraisal report of the above
referenced property. The purpose of this appraisal is to develop an opinion of the market value of the property
described in this isal report, as imp d, in unencumbered fee simple tille of ownership.

Enclosed, please find the appraisal report which ds certain data g; during our investigation of the
property. The methods of approach and reascning in the valuation of the various physical and economic factors of the
subject property are contained in this report.

This report is based on a physical analysis of the site and imprevemenits, a localional analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subjecl. The appraisal was developed and the
report was prepared in accordance with the Uniform Standards of P i Appraisal Practice.

This is an Appraisal Report that is intended to comply with the reporting requirements set forth under Standards Rule
2-2(a) of the Uniform Standards of Professional Appraisal Practice for an Appraisal Reporl. As such, it represents only
summary discussions of the data, reasoning and analyses that were used in the appraisal process to develop the
appraiser's opinion of value. Suppeorting documentation conceming the data, reasoning and analyses is retained in the
appraiser's file. The deplth of the discussion contained in this report is specific to the needs of the client and for the
intended use statad later in the report. The appraiser is not responsible for unauthorized use of this report.

An inspection of the property and a study of pertinent factors, including valuation trends, led the appraiser to the
conclusion that the market value, as of March 11, 2016 is;

$400,000,
Tax Parcel: 101C-00-005.00 // PPIN 6783

The value conclusions reported are as of the effeclive date stated in the body of the report and contingent upon the
cerfification and limiting conditions attached.

It has been a pleasure lo assisl you, Please do not hesitate to contact me or any of my staff if we can be of additional
service to you.

Sincerey,
Mé;cﬁﬂ%ﬁg{'
W. Michael Brooks, MAI

MS License #: GA-673
Expires: 08/31/2016




USPAP ADDENDUM Fils Ho. pilkinton-103-2016

Bomowsr Hickary Grove Farms, LLC

805 University Dr_

Starkville County Okfibbeha Stale MS Zip Coda

BankFirst Financial Services

This report was prepared under the following USPAP reporting option:
B Appraisal Report Thig report was prepared in accordance with USPAP Standards Rule 2-2(a).
["] Restricted Appraisal Report This report was prapared In accordance with USPAP Standards Rula 2-2(b).

Reasonable Exposure Time

My o-_nlnlnrl of a reasenable exposure time for the subject proparty at the market valua statad in this repart is: 3 to 8 menths E i
R Exg Time - Cs s in Rules 1-2(c) stales “When exposure time is a component of the definition for

the value opinion being developed, the appraiser must also an opinion of reascnable exposure time linked to that value
opinion.” Confusion 1 E: Time and ing time can arise because mosl sources of markel information report
historical information aboul days on market as “marketing time." In this context, the marketing time Is a historical number that reflects
the length of time a property was exposed to the market prior to sale. This, by definition, is Exposure Time. With support from data
outside the data set coupled with the "days on the market” for the comparable sales, the reasonable exposure time for the subject

property is estimated o be 3 - 6 months..

Additional Cerlifications
| cartify that, to the bast of my knowledge and beliaf:
_R | have NOT performed services, as an apptalsar or n any other canacmr. regarding the property that is the subject of this report within the

three-year period | Iy pi g of this

[ ] IHAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the threa-year
period immediately preceding accaptance of this assignment. Those services are described in the comments below.

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

- The reported analyses, opinions, and conclusions are limited only by the reported assumplions and limiting conditions and are my personal, imparfial, and unbiased professional analyses,

opinions, and conciusions.

- Unless otharwise indicated, | have no present or prospective intarast in the proparty that is the subject of this repot and no personal interest with respect fo the parties involved.

= | have no bias with respect o the property that is the subject of this report of the parties invalved with this assignment.

- My engagement in this assignment was nat contingent up ping or reporting p resulls,

-My ftion for completing thés assignment is not contingent upon the davelopment or reparting of a ined valua or dirsction in valu that favers the causa of the client, the
amount of the valus opinion, the attainment of a stipulated result, or the oceurrence of a subsequent event direcily related to the intended use of this appraisal,

- The reported analyses, opinians, and conclugions were daveloped, and this report has been prepared, in y with the requi s Coda of Professional Ethics & Standards of

Prufessional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of Professional Appraisal Practice.

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

- Unless olherwisa indicated, no one providad significant real property appeaisal assiztance to the parsen(s) signing this cortification (if thers are axceptions, tha name of each individual
providing significant real property appraisal assistance is stated elsewhere in this repod).

-= The use of this repor is subject bo the requirements of the Appraisal Instiul relating to review by its duly authorized representatives.

-~ As of the date of this repoe, |, W, Michael Brooks, MAI have completed the continuing education program for Designated Members of the Appraisal Insstute.

Additional Comments

Highest and Beni Use: Hnghnst and Besl Use is defined as: "The reascnably probable and legal use of vacant land or an improved
property that is physically appropriatels supported fi ially feasible, and that resulls in the highest value. Tha four critena the
highest and best use must meet are legal parmissibility, | possibility, fi ial feasibility, and i y. Alternatively,
the probable use of land or improved property-specific with respect to the ussr and liming of the use-that is adequata!y supported and
resulls in the highest present value..* Therefore, to be considered the Highest and Best Use, the property should be among those
prebable uses that are legally pemissible and conform to current zoning laws, physically adapted for the size and configuration of the
property, appropriate because of location andfor other factors, and economically capable of preducing a competitive retumn on capital
invested. The subject property is located in an area with a T-5, Transect District zoning classification which consists of heavily settled
lands and is primarily Mixed-Use in characler.

The Highest and Best Use has been considered in the context of the above and it is conciuded that the Highest and Best Use of the site

as vacant is as a mixed use, ial and residential, multi-story d pment. This use meels all of the mtena of Highest and Best
Use including being legally issible, physi for the size and ion of the b of location
andfor other faclors, and i ble of pi ing a compelitive relum on capital invested at the appraised value(s). With littie

vacant mixed use space in the Cotton Dlsl.nct area, the timing for this use is current. The potential purchasers of the subject property are
real estate investors and developers. The most likely potential users of the commercial space will be retail oriented cccupants while the
residential space will likely be oceupied by students and alumni of Mississippi State University.

APPRAISER: ; / z z SUPERVISORY APPRAISER: (only if required)

Signature: £ Signature:

Name. W, Michael Brooks.MAI_ Name: =

Date Signed:  03/14/2016 Data Signed: S o
State Cortification #: GA-673 State Ceriification #:

of State License #: —— or State Licensa #:

State: MS State: S —
Expiration Date of Certification or License:  08/31/2016 Expiration Date of Certification o License: . -
Etfectiva Date of Appraisal:  03/11/2016 y Appraiser Inspection of Subject Propery,

[ DidNot [ ] Extarior-only from Stroet ] Inariar and Exterior

Form ID14AP - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



W.M. Brooks & Associales

LAND APPRAISAL SUMMARY REPORT FileNo:_pikinton-103-2016
Property Addmss: 805 University Dr City: Starkville Stats: MS Tip Code: 39759
County: Oktibbeha Legal Descripton: Al of Lot 34 of Block 28 as shown In the A L. Goodman Official Map, 1851 Edition
Assessor's Parcel #:101C-00-005.00 / PPIN 6783 Tax Year: 2015 RE.Taxes: § 87162 Special Assessments: §
Markst Area Name: ~ CoMton Distriet Map Refaranca:  101C Census Trael.  9504.00
Current Owner of Aecord:  Hickory Grove Farms, __ Borrower (if applicable):  Hickory Grove Farms, LLC b
Projact Typs (if applicabls): ] PUD (7] Do Minimis PUD ] Other (dascrios) HOA:§ per year [ per month
Are there any exsting improvements to the proparty? [ No 3¢ Yes  If Yos, indicate cumentoccupancy: || Owner [ ] Tenant D€ Vacant || Not habilable
I Yos, give a brief deseripfon.  The subject site has been improved with a 170(+/-) SF wo that is utilized primarily as a slorage
building.

The purpose of this appraisal is o develop an opinion of. (%] Market Valu {as defined, or || other type of valus (describe)
This report reflacts the following value (il not Gurrent, see commants): & Currant (the Inspection Date Is the Effective Date) ] Retrospective ] Prospactive
Proparty Rights Appraised: [ Fae Simpls | Leasshold | Laased Foa (Other (dascriba)
Intended Uss: This appraisal has as the intended use to aid the Client, BankFirst Financial Services
with respect to_the real property that is the subject of this Reporl.

Other intended users may include the Client's successars or assigns.

Clent: _BankFirst Financiel Services Address: _P.O. Box 1348, 1000 Highway 12 West, Starkville, MS 39760
Appraisar. W. Michael Brooks, MAI Address: 106 Shotts Ave, Starkville, MS 39759
Characteristics Predominant One-Unit Housing Change in Land Use
Lacation: ) Urban ] sububan (] Rura Occupancy | ppice AGE ! 25%| B9 Mot Likely
Built up: Dover7s  []2575% [ Under25% | Owner $(000) (yrs) i 50%| (] Liksly* ] In Process *
Growth rate: ] Rapid X stable (] Slow K Tenant 70 | 150 Llow 1 i :
Property values: 3] Increasing [ Stable [ Declining | 3¢ Vacant (06%) | 600 High 75 )
Demand/supply: (] Shortage 3¢ InBalance (] Over Supply |[] Vacant (>5%) | 300 Pred 50
arketing time: ] Under 3 Mos. 3¢ 3-6 Mos. [T Over 6 Mos,
Factars Affecting Marketability

Item Good Average Far  Poor N/ ltem Good Average Far  Poor )
Enploymen ity X 0 C 0 ey Rl oM
Convenisnce to Emplayment X 00 O [ ProperyCompathilty O ® 0 0O O
Canvonience to Shopping X L O [ ProtscionfomDetimentaiCongtons [0 X [ O [0
Convanlenca o Schools X (0 [ [J Policaand Fire Profection 1~ I M [ o |
Adequacy of Public Transportation o [0 [0 1 General Appsarance of Proparties [ ® O O O
Aacraational Faciltiss X [ [0 [ Appealto Market o AT~ A e Y o IR 5
Markst Area Commants: The market area of the subject property encompasses an area locally known as “The Cotton District”, This unique

neighborhood cccupies several blocks on ihe autskirts of Mississippi State Universily. The area features an atmosphere comparable to
Savannah, GA or Charleston, SC wilh ifs brick sidewalks and plentiful courtyards. The Cotton District has received national acclaim for
incorporating new structures into the planned construction and rehabilitation of older buildings. Located within a one mile radius of the
subject property are approximalely 632 businesses with 14,235 employees. With 9,413 residents in this direct area, the emplayes to
residential population ratio is 1.51:1. 3,582 housing units are located within a one mile radius, of which 68.6 percent are renter occupied. As
£an be expected in a "college town”, the majority of the multi-family units are geared toward student housing. In an effort to capitalize on a
better working relationship with Mississippi State University, the city has initiated plans to enhance the immediate area. New bars,
restaurants and retail shops have opened and the city has adopted a zoning overay district. The city has inslalled bike lanes, reworked
sidewalks and upgraded the landscaping.
Dimensions: 94.0' X 172.0' X 60.0° X 217.0" Sits Arsa: 14,250 Sg.ft.

Zoning Classification:  T-5, Transect District Descripion:  The TS District consists of heavily setiled lands and
is primarily Mixed-Use in character, Shallow setbacks, high Lot coverage, and multi-level buildings creates strong spatial definition of ouldoor
spaces. L S Do present i comply with existing 2oning requirements? ] ¥es [ No [ No Impravements
Uses allowed under current zoning: The form based code allows mixed uses in the designated “Transect Districts" which are normally not allowed
in the City's standard zoning districts, intent is to en e dense, compact and orderly growth and to encourage redevelopment in
areas needing an economic boost. A building may have a maximum of 4 stories and cover up to 90% of the lol in a T-5, Transect District.
MAra CC&Rs applicable? Yos X Mo [_] Unknown  Hava the documents besn reviewed? || Yes [ No  Ground Rent (il applicable) $ /
CGomments: M/A
Highest & Best Use as improved: || Present use, or g (Other use (mplain) - Although currently improved with a "storage buildi the highest and best
use of the subject is for a mixed use, commercial and residential development.
Actual Use as of Effective Date:  Recreational Use as appraised in this report  Mixed Use
Summary of Highast & Best Use:  Standard Rule 1-3{b) requires the dew t of an opinian of the Highes! and Best Use of the subject if necessary for credible
assignment results. The highest and best usa must meet the test of being 1) Legally pemissible, 2) Physically possible, 3) Financially feasble and 4) Maximally
Productive. In compliance with the associaled zoning resirictions, it is cenchuded thal tha highest and best use of the sile, as unimproved, would be for an allowabls

multi-story, mixed use, commercial and residential development. The polential purchasers include real estate investors and developers,

Utilities Pubfc Other  ProviderDescription | Off-site Improvements  Typo Public Private | Frantage a4

Becticty X [ City of Starkvills Streat University Dr X | Topography  Basically level

Gas ¥ [ AtmosEnergy Width 50 ft Siza 14,500 SF

Watar X [ city of Starkville Surfaca halt | Shape Slightly Irreqular ]
santary Sewer X [] City of Starkville CurbyGutter Concrete X T |Dainsge  Appears Adequate
StormSewer 3 [ City of Starkville Sidewalk  Concrete X O | vew Mixed Use Residential
Telephone 3 [ ATAT Straet Lights Marcury Vapor X - - _—
Milimeda [ ] [] None A None 0

Othar site elements: K Insida Lot Gomer Lot Cul de Sac Undarground Lilities Other (dascribe)

[ FEMA Spec'l Flood Hazard Area | ] Yes € No FEMA Flaod Zone X FEMA Mag # 28105C0158E FEMA Map Dale_2/17/2010

Sits Commants:  According to the plat fumished to the Appraiser and Flood Insurance Rate Map 28105C0158E, dated 02/17/2010, the subject property
does nol appear to be located in or near a Special Flood Hazard Area. A copy of the flood map is included in this Appraisal Report. The subject is
located along University Dr in the Cotton Dislrict. This major streel serves as one of the main traffic arleries for access batwesn Downtown
Starkville and Mississippi State University. Access to the property is available directly from University Drive via two driveways. The properly
Is basically level and roughly at, or slightly above, streel grade. The site has been improved with an aggregate surface allowing all weather
utilization. All municipal ulilities are available to the property. o I

TopyigTe 2007 by 2 2 mode, i, TH 0T may b8 12produced urmodiied wiiout wilen perTission, however, a 13 made, i, st be acknuledged and creaied.
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LAND APPRAISAL SUMMARY REPORT FileNo_pilkinton-103-2016
My research || Gd D9 0id not reveal any prior sales or ransters of the subject property for the three years prior to the effective date of this appralsal.
Dala Sourcefs): Oklibbeha County Public Records located in the office of the Chancery Clerk of Oktibbeha County Mississippi.
15t Prior Subject Sale/Transler Analysis of sale/translar history andfor any current agreement of sdlefliskng:  The subject was conveyed to the curent
Date: 08/09/2004 owner in a related party transaction on 8/9/2004. However, Mississippi is a non-disclosure state and the
Price:  M/A details of the transaction were not made available.
Source(s): 2004/5924
2nd Prior Subject Sala/Transfer On the date of this appraisal, research of available data, including a review of the Golden Trangle
Date: RN | Multiple Listing Service, led to the conclusion that the subject property was not listed for sale, nor were
Price: there any other types of options or agreements that would affect the markel value, o
Source(s):

FEATURE | SUBJECT PROPERTY | COMPARABLE ND. 1 I COMPARABLE NO. 2 T GOMPARABLE NO. 3
Address BOS University Dr 701 Russell St 603 Russell St 304-306 Jarnigan St

Starkyills, MS 38758 arkville, MS 39759 _|Starkville, MS 39759 Starkville, MS 39759
i 0.15 miles SW 0.19 milas SW 0.29 miles W
45,000 $ 200,000 $
3188 26.85 H 28.76 § .99

1 I tion, David Blackbum Inspection, Richard Hewlett Inspedlnn John Hartlein
Verification SnumtﬁJ Okl Co Ch Clk Deed Book 2014, Page 7421 Deed Book 2015, Page 3227 |Deed Book 2014, Page 757

VALUE ADJUSTMENT DESCRIPTION DESCRIPTION +{:) % Adjus DESCRIPTION +(:) % Adjust DESCRIPTION +(:] % Adjust
Salés or Financing N/A Conventicnal Conventianal Conventional |
Concassions NIA Brokerage +6|Demo +2 5| Demo | +5)
Date of Sale/Time 03/11/2016 11/14/2014 |o4|rawzo15 '0_2.'04«'2014 | B
Rights Appralsed Fee Simple Foe Simple Fee Simple Fee Simple

Cotlon District Cotton Dislrict |

18,875

Cotton District Cotton District
14,250 74,488

94 ft - 1:151 776 ft - 1:95 5|65 ft - 1:107 -5)
Basically Level Stepped +5|Basically Level
t  |T-5, Transect T-5, Transect 1

Improvemants g Nona +1|None +1
Net Adjustment (Total, in §) X+ [ - 140000 L]+ D -8 = 3000 X+ []-8 4,501
Net Adjustment (Total, in % of § / Sa.Ft) (T % of §5a 1) (5% ol $/SqFL) (1% el §5qFt)
Adjusted Sale Price (in § / Sq.F 2873 § 28 33 27.26
Summary of Sales Comparison Approach In the above analysis, 3 sales of somewhat comparable properties were considered; all of which are located in

the Cotton District with similar zoning. Percentage adjustments based upon r SF of each comparable were applied in the above grid. In the
appraisal of land, desirable mmnsmblss wil be similar in size 1o the subject proj . Larger Iracts of Iundt inal sall lnr Iass 1 unit of measure
than smaller tracts provide
1, the largest property and Cnrngerabre 2. the smallest sale, were compared leuulllng in the conclusion that The Cotton District market dr.ses not _
‘measurably discount larger tracts simply due o size. Thus, no size adjustment was applied. The subject has 1 front fool for each 151 SF of sile area.
The comparables are all considered 1o be superior to the subject. After applying the adjustments for the dissimilarities, the adjusted price per SF for a
Tee simple interest ranged from $27 26 to $28.73 with an adjusted mean of $28.10 and a standard deviation of $0.80, _Once the adjusted values are
‘weighted (see Reconciliation Statement on following page), a reasonable indication of value by the sales eomp n approach is considered to be

28 00 per SF or $400,000 (rounded).
PROJECT INFORMATION FOR PUDs (it applicable] |_| The Subject is part of a Planned Unit Davelopment.
Legal Name of Project:  N/A I
Describe common elements and recreational faciies:  N/A

Indicated Value by: Sales Comparison App $ 400,000 or$ 2800 perSqFt
Final Reconcilision  The Sale arison analysis is given most consideration as the best indicator of Buyer/Seller reaction in the marketplace
for mixed use, commercial and residential lots. See detailed Reconciliation Statement on following page.
This appraisal Is made (€ “as s, or subject 1o he following conditions:  Appraisal is made "AS IS" and it is assumed that the subject property

has marketable fee simple fitle and no adverse conditions exist which would affect the final opinion of value.

¢ This report s also subjsct lo other Hypathetical Conditions and/or Extracrdinary Assumplions s specified in the attached addenda.
Bmd upon an inspection of the subject property, defined of Work, Statement of Assumptions and Limiting Conditions, and Appraiser's Certifications,
my (our) Opinion of the Market Value (or alhm specified value type), n derned herein, of the real property that is the subject of this report a:
H 400,000 1172016 , which is the effective date of this 5
If indicated above, this nionol\hlualwn et to Hypothetical Condl‘tlonnndorEm«m Assumptions included in this report. See atlached addenda.
A tue and complete copy of this report containe _24  pages, including exhibits which are considerad an intsgrel part of the mpod. This appraisal mpart may not be
property underslood without reference to the information contained in the complete report, which contains the following attached exhibits, 3 Scope of Wark

B¢ Limiting Cond Certifications (] Narrative Addandum B¢ Location Map(s) B Fiood Addendum (] Addtional Salss

2 Photo Addenda 4 Parcel Map Ll al Gonditions Extraording ons ]
Clent Confact:  Debbie Morgan Glient Name: BankFirst Financial Services
E-Mall:_dmorgan@bankfirstfs.com Address:_P.O. Box 1348, 1000 Highway 12 West, Starkville, MS 39760
APPRAISER SUPERVISORY APPRAISER (if required)

Z i or CO-APPRAISER (if applicable)
‘ k ?t .

‘Suparvisory or
Appraiser Name: W, Michael Brooks, MAI Co-Appraiser Name:
Company: W.M. Brooks & Associates, LLC Company:

Phone: (662) 324.2300  Fax (240) 201-0236 _ |Phooe: . Fa

E-Mail. wmbrocks@wmbrooks.com E-Mai:

Date of Repart (Signature):  D3/14/2016 - Date of Raport (Signature):

License or Certification #:  GA-673 _ State: MS Licansa or Cartfication #: - Stale
Dasi MAI Dasi

Expiration Date of Licansa or Cerfification:  08/31/2018 Expiration Date of Licensa or Certification: —

Inspection of Subject: 3¢ Did Inspect [ Did Not Inspact (Deskiog) Inspection of Subject; ] Did Inspact ] Did Not Inspect

Date of Inspection: _ 03/11/2016 Data of Inspaction:

CopyTIe: Z0UT By a12 made, 1. Ths Torm My e 16produord uomaslied wilkodl Wen pemTission, NGREVer, 313 made, . must b6 acinowledged and crediled.
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Fils No. pilkinton-103-2016

805 University Dr

Starkville County_Oktibbeha Sile MS 7o Code 39758

BankFirst Financial Services

Scope of This Appraisal

The scope of work used in preparing this appraisal is included throughout this report in the various descriptions and

analysls. The folluwlng bullet paints give a general overview of the scope of work, while more detailed descriptions are
luded in the i i of the report. The general scope is shown below:

In preparing this appraisal, I:

*Completed a physical inspection of the property on March 11, 2016. The subject is a mixed usa lot with a storage building
improvement. This inspection included viewing and photographing the site.

*Was provided a legal description of the site by representatives of the Client, BankFirst Financial Services.

“Interviewed markel participants including real estate brokers, developers, property owners, tenants, and commercial loan
officers who were familiar with and active in the subject market.

R hed the d hics and other dala effecling the area and neighborhood. Among our sources of information
that were referenced; properties that | have previously appraised in the area, publications, I u.s.
Census data, and other reference material.

*Researched the subject market resulting in the gathering of information on comparable vacant landict sales, comparable
imp d sales, and parable rentals. To find appropriate sales and rental data, an in-housa database as well as the
online sources of the local Golden Triangle Multiple Listing Services (MLS), and Oktibbeha County records were reviewed.
Sufficient comparable data in all categories was available in the subject's marketl. All comparable sales and rentals, if
applicable, were verified and are assumed to be correct,

Analyzed the dala, idered all three hes lo value and ds ined which app h or app hes were
applicable, given the nature of the assi and the islics of the subject property.
+Reconciled the applicable approaches to value to reach my final opinion of the market value of the fee simple interest in

the subject property.

In preparing my written report | have:

«Staled the Assumptions and Limiting Conditions upon which this report was based.

sIdentified the property by tax identification ber(s) and deed :

+Considerad the purpose and intended use of the appraisal.

*Prepared a brief history of the property.

+Stated the current definilion of market value and exposure time.

*Determined the property rights being appraised as the Fee Simple interesl in the property.

*Discussed and analyzad to Ine extent appropriate, the demographic data in the area surrounding the subject; including

population cf t data, income ct istics, school district, and other amenities.
<D bed the nelgl 00d g the subject, including highway access and the location and uses of notable
properties.

*Discussed and analyzed the physical attnbutes of the subject site,
=Analyzed the nghssl and Bast Use o( the sita.

and the g for ct ing the most icat h or app hes in determining the value
for lhe subject property.
*Thoroughly discussed and documented my value conclusions by the applicable approach andfor approaches.
Analyzed and di d the R iliation of the appli approaches and final conclusions of values.

Reconciliation Statement: Pursuant to the highest and best use analysis, the suggested potential purchasers of the
property include real estale investors and developers. From the aspect of these market participants, the sales

approach tends to represent their point of view. The principal of substitution, which holds that the value of property tends
to be set by the cost of acquiring a substitute or alternative property of similar utility and desirability within a reasonable
amount of time, is applicable to this approach. Thus, due to the nalure and location of the subject land, the sales
comparison approach has been selected as the method to value the subject property land in this assignment. When good
and sufficient dala is available, this method is generally considered the most reliable guide to final valuation. The reliability
of this lechnique is dependent upon: (a) the availability of comparable sale data; (b) the verification of the sales data; (¢}
the parability of the properties, including the amount of of the time differ in the sales and (d)
the financial conditions and terms of the sales as compared to the subject property. The comparative analysis performed
in the approach [ccusas on the similarities and difference among properties and fransactions that affect value. While there
were iies, all of the bles were i 1o be to the of the subjact
property. Adjustments were hﬂssd, whera possible, on paired sales analysis from within and outside the data set. In those
instances where sufficient data was not available, best judgment was used to make reasonable and appropriate
adjustments as warranted, although the magnitude of those adj ils may not rily be reflected in the market.
Every effort was made to base the adjustments on quantified empirical or reasenably inferred market data. Estimated
indicated value is determined by using the Gross Adjusiment of sale price for each comparable as a measure of the
relative quality of the comp. A lawer adjustment indicates a better comp, and vice versa. The ratio of gross dollar
adjustment to sale price for each of the comps is used to caleulate the weight each comparable should have in a weighted
value calculation, This weighted value is used as the indicated value of the subjecl. As with any method, this technique is
not perfect. However, it does do a very good job of giving more weight to the most similar comparables while at the same
time minimizing values near the extremes of the indicated value range. In this analysis, slighlty more weight was assigned
to Comparables 1 and 2. After consideration of all the comparables and the related adjustments, the final apinion of value
is $28.00 per SF or $400,000 (rounded).

Form SUP - “TOTAL" appralsal software by a la mode, inc, - 1-B00-ALAMODE



City: Starkville
Address:  P.O. Box 1348, 1000 Highway 12 West, Slarkville MS SBTED
Address: 108 Shotts Ave, Starkville, MS 39759

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

of it being under responsible ownership.
- The appraiser may have provided a plat andfor parcel map in the appraisal report to assist the reader in visualizing the lot size, shape, and/or
orientation. The appraiser has not made a survey of the subject property.
- If s indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or
gthar data sources) and has noted in the appraisal report whether the subject site i located in an identified Special Flood Hazard Area.

BCause
the appraiser is not a surveyor, he or she makes no guarantess, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforshand.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, the presence of hazardous wastes, toxic
suhsltances. efc.} observed during the inspection of the subiect property, or that he or she became aware of during the normal research
involved
in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent
conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous wastes, toxic
substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
Quarantees or
warranties, express or implied, regarding the condition of the proparty. The appraiser will not be responsible for any such conditions that do
exist
or for any engineering or testing that might be required to discover whether such conditions exist. Because the appraiser is not an expert in the

field of environmental hazards, the appraisal report must not be considered as an environmental assessment of the property.
- Tha appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items

that were furnishad by other parties.

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

- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the

client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report bacause of diselosura
requirements

applicable to the appraiser's client do not becoma intended users of this report unless specifically identified by the client at the time of the
assignment,

- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. Possession of
this

report or any copy thereof does not carry with it the right of publication. )

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

The Scope of Work, as outlined above, is the type and extent of r h and anal f 1in an appraisal assignment that is required
to produce credible assignment results, given the nature of the appralsal prob!em, the amllfo requirements of the intended user(s) and the
intended use of the appraisal report. Rellance upon this report, regardless of how acquired, by any party or for any use, other than those
specified in this report by the Appraiser, is prohibited. The Opinion of Value that is the concluaion of this report is credible only within the
context of the Scope of Work, Etfective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting
Conditions, any Hypothatical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser,
appraisal firm, and related parties assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of
this report or its concluslons.

Extraordinary Assumptions and Hypothetical Conditions

While the furnished legal lists a metes and bounds description of the subject property, the actual site size is not defined. In the attached
Warranty Deed, the site measurements are listed as: 94' X 172' X 60' X 217". These measurements are also displayed on the A. L. Goodman
Official Map of the City of Starkville, 1951 Edition, a copy of which is located in the Office of the Chancery Clerk of Oktibbeha County. Note:
the attached Oktibbeha County Tax Assessor's Plat Map describes the west property boundary as 177" rather than 172", Since no survey was
fumished and an estimation of the site area was required for this analysis, the site size was determined to be approximately 14,250 SF by
utilizing the metas and bounds description and Informatik Mapdraw. However, this estimate is not intended to be an official survey. Rather,
this method was simply employed in an effort to determine a reasonable estimate of the site area. An official survey may determine that the
site area differs from this estimate and the difference could be significant. Thus, this appraisal is based upon the extraordinary assumption that
a reasonable estimate of the subject's site area is 14,260 SF. The use of this extraordinary assumption requires additional reparting
requiremants as set forth in the Uniform Standards of Professional Appraisal Practice. The additional reporting requirement is to ensure that
the user of this report clearly understands that:

*the use of this extraordinary assumption may have affected the assignment results

If the site area is subsequently determinad to differ significantly from the 14,250 SF estimate utilized in this appraisal, the right to revise the
appraisal as necessary is reserved.

LAND ‘Copyrighi 2007 by a la made, inc. This form may be reproducad unmodilied withoul writien permission, hawever, 3 ks made, inc. must be acknamledged and crotled.
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Certifications & Definitions FilsNo: _pilkinton-103-2016

i . 805 University Dr Ciy: Starkville Slale: MS_ Zip Code: 30750
Client: _BankFirst Financial Services ___Mddwss. P.O. Box 1348, 1000 Highway 12 West, Starkville, MS 39760

Address: 108 Sholts Ave, Starkville, MS 38759

Certification Statement
|, W. Michael Brooks, MAI, certify that, to the best of my knowledge and bellef:

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.

| have no present or prospective interest in the property that is the subject of this appraisal repert and no personal Interest with respect to
the parties involved.

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

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

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

The reported analyses, opiniona, and conclusions were developed, and this report has been prepared, in conformity with the requirements
Code of Professianal Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards
of Professional Appraisal Practice.

The use of this report is subject to the requirements specified under Assumptions and Limiting Conditions.

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

No one provided significant real property appraisal assistance to the person signing this certification,

As of the date of this report, | W. Michael Brooks am a General Certified Appraiser in the state of Missizsippi (Cerlificate Number GA-673),
which certificate expires on 8/31/2016,

Em[epl as noted below, I/we have performed no services regarding the subject property within the last three years prior to accepting this
assignment.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized representatives.

As of the date of this report, |, W. Michael Brooks, have completed the continuing education program for Designaled Members of the
Appraisal Institute.

DEFINITION OF MARKET VALUE *:

Market value means the most probable price which 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 undus 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 inferests;

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

4, Payment is made in terms of cash in U.S. dollars or in terms of financial amangements comparable thereto; and

5. The price represents the normal consideration for the property sold unatfected by special or creative financing or sales concessions
granted by anyone associated with the sals.

* This definition is from regulations published by federal requlatory agencies pursuant to Title X of the Financial Institutions

Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1980, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIG), the Office of Thrift Supervision (0TS),
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS,
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994,

Glignt Gontacl.  Debbie Morgan - . Client Name: BankFirst Financial Services
E-Mail:_ dmorgai ankfirstfs com Address:  P.O. Box 1348, 1000 Highway 12 West, Starkville, MS 39760

APPRAISER SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Y AN |

Supervisory or
Appraiser Name: W, Michael Brooks, MAI Co-Appraizer Name:
Company: W.M. Brooks & Associates, LLC Company:
Phone: (B6:2) 324-2300 fax (240) 201-0236 Phians: Fax —
E-Mail: wmbrooks@wmbrooks com E-Mail:
Data Report Signed: 03M14/2016 Date Report Signed: S —
License or Certificalion #: GA-673 State: MS Licanae or Certification #: o State:
Designation: ~ MAI__ S Designation: s
Expiration Date of Licensa or Cedification:  DR/31/2018 Expiration Dats of Licanse or Certif :
Inspaction of Subject: X DidInspect [ ] Did Mot Inspect (Desktop) Inspection of Subject: 1 DidInspect ] Did Nat Inspect

i 03/11/2016 Dty of Inspaction:
r] o, Bawever, 313 Mose, 10, TS| bE SckOWRDGEd and Creamed.
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Land Comparables - Page 1

Land Comparable 1 Datasheet
Property identification
mwmﬂmu
M?&m Mixad Commarclal andior
Residantial Development
Street Citens mtguma nd
ress | 8
Colonel Mildrow Ave
clly State, Zip Code Starkville, MS 30759
County Oktibbeha
Flood Information Zone X per 28105C0158E
Tax Map No. See attached exhibit for tax
parcels
Asgessment Data :
Assessed Land Value  $800,000
Assessed Total Valve  $800,000
Land Data ? :
Land Area - 8.1, 74,468
Area - acres 1.710
Front Feet 776
Dimenslons 23247 X 434,73
Shape Irregular Conditions of Sale Arm's Length
Zoning T-6, Transect District Financing Terms Market Tarms
m&.[’m 2014, 7421
Granfor Starkvilie Belfry, LLC
Grantes Starkville inums, LLC
Sale Prica $2,000,000
Sale Date 11/14/2014
Deed Type Warrmlgbud I
lo Saie Frice | i "?m.mo
Adjusted Price $2,120,000
Data Source Oktibbeha Co Chan Clk; Inspect
Description
rable represents the sale of a , estimated to contain approximately 1. 71m(?4,4!a
).lhithlomudalmmi wgm im%nmmn Starkvile e
mlﬂppl Univeraity. The &ite Is su recently adopt Transect Dioﬁ-.tmn
classification that encolrages mixed use, high davelopmant. Directly the aubject on the
south akde of Russell Stis an ongoing $40 million that la known as The Mill at Mississippl State
Univers threa main projects: Wmmwmmmnmw
aconference center and refaled office space, bullding an a and ng a
mixed-use b parcels on the land around umerdg‘aol physical plant. In addition to
foughly 435 feat of frontage on Russell St, the subject adjoina Maxweil St for some 108
Muldrow Ave for approximately 232 fest. Following the natural terrain of the Immediate area, the sits

adjoins the aforementioned strests at grade. MW,MhadeIndmﬂonlhdmnm
the northeast comar of the proparty above the remainder of the site. M«ﬂnblohousos*r raphical
Map the diffarance |s measurad as roughly 10 ft across the fract. Lﬂli ﬂoﬂlboduﬂ)l lots,
the proparty formally Immd a number ofahahand mlll-lml prior to the

unmmum-lwym , thesa Im pm:nm m mr;pmpamtanl’or
an upscale condominium development that was eluwnsn Bdty‘ + this project was
shelved, In large part, dua to the economic recesston.
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Land Comparables - Page 2

lsslssippl State I
Uy Sl
Zon X par 28105C0158E ! el |
1010-00-170.00 // PPIN 5007 g
Class D v f =
$50,000 Genaral Em
$46,190 Number of Structires
§06,190 Gross Bullding Area
Price per 8.f-Land
! Price per Acre
8,956 Price per F.F.
0.160
85 Latitude
85X 107" Longitude
ngular Utllitios
T-6, Traneect District :Fmp&.
fﬂﬂm
2015, 3227 Conditions g;:lle
Edna R. Guy Finanding Terme
Richard G.
. §200,000
43012015
Warranty Deed
$5,000 Demo
$5,000
$205,000
Leval, Street Grade
Aver
None

Okt Co Chan CIk, Inspaction

Sububan
11448,

$28.76

$1.250,000

$3.077
[93.4583300260135]
[:86,8033362742678]
Al Hunkipel Avalisle

mﬂyw
t&imﬁlnmmewaiww:mﬂmumdMe« However, the property was
, and the housa is to be removed subsequent to the sale. The property was purchased for the

ng aparimant complex.

Abbrevisled Legal: Part of Lot 6, Block 2, Urban Renawal Area, City of Starkvilie, MS
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Land Comparables - Page 3

Land
Property Sub-Type m’: Family Developmant

P Name
Streat Address 306 Jarnigan St
m. Slals, ZIp Coda Shrhm MS 30750
Ffﬂo't'!'{hhmnlon Zone X per 28105C0158E
Tax Map No. 101D-00-203,00.
204.00
Land Area - 5.1. 16,675
Area - acres 0,393
Front Feet 27
Dimensions 180° x.lz:
Rectangular
z.onﬁn 15, ‘r?mu District:
‘Sale Data
Deed Bk Vol.,Page 2014, 757
Grantor William L. Spamow
Grantee High Cotton Davelopment, LLC
Sala Price 3 $450
Sale Date 2412014
Deed T Warranty Deed
Demo
m, baumlco $22,000
Adjus $472,000
Data Source Seller; Inspection
Property
Mwwmm“hdemmlmﬂdeh Stand
Lummus Dr. Althnﬂmdmm the lota were each improved with a single family res utiized as
rental M MBU students. 308 Jamigan |s a 4 bedroom property that generates $1,700

pwrnonlt ew.hnis:m a threa bedroom unit renting for $1,500 per month. The purchaser plans to
wmmmmuu—mummu $22,000 has been
albcnhdkxﬁ'nomﬂddﬂm

Notes
Abbrevioted Lagal: Lot 16 and Lot 17 in Block 2 of lhe University Urban Renewal Area of the City of
Starkville, MS

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



Photonraph Addendum

Bomowar Hickory Grove Farms, LLC
Property Address BOS Uniiversity Dr
Gity St -
Lendar/Cliant BankFirst Financial Services

County_Oktibbeha St MS  ZipCode 30759

University Dr Subject Property

Subject Property Subject Property

Subject Improvement Subject Improvement
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Plat Map

Borrower Hickory Grove Farms, LLC

| Property Address 805 University Dr

ro 208 U : Couny Okibbsha Stats MS DpGode 30758 |
[Londeglint__BankFirst Financial Services
Hickory Grove Farnis, LLC
805 University Dr
..... il
1
i
b
i

28N
TRAGT 3
WHIPPET DEVELORMY
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Estimated Site Area
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Aerial View

Bormawer Hickory Grove Fams, LLC
Praperty Addisss_805 University Dr
Gty  Starkvile
i BankFirst Financial Services

Counly_Oklibbeha  Shs MS  ZpCode 30750
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Flood Map

c

Property Address 805 University Dr

City Starkville County Oklibbeha State MS Zip Cods 39759
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Location Map

Borrower Hickory Grove Famms, LLC = — —
 Progerty Address_805 University Dr_ i

ity Starkville _Counly Oktibbeha St ms  ZpCods 39769
Lender/Cliant BankFirst Financial Services
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004
STATE OF MISSISSIPFI .2? i u: Bove
COUNTY OP OKTIBBEHA ?.',_f"n,;"‘é‘u

Rotica ¥, Barks.
GRANTORS: GRANTEE:

HENRY COX PILKINTON, IV and wife,
SANDRA C. PILKINTON

Warranty Deed - Page 1

1055 GREENBRIAR DRIVE 1055 GREENBRIAR DRIVF
COLUMBUS, M5 39705 COLUMBUS, MS 39705
(662) 492-4774 (662) 492-4774

HICKORY GROVEFARMS, LLC, 8 Mississippi limited liability company, the real property located

In consideration of Ten Dollars (510.00), cash in hand paid, and other good and valuable
consideration, the receipt and sufficiency of which s hereby acknowledged, we, HENRY COX
PILKINTON, IV and wife, SANDRA C. PILKINTON, do hereby convey and warrant unto

in the County of Oktibbeha, Stato of Mississippi, described as follows:

Rirdbe TV R ]

Commence with the intersection of the West right of way of Camp
Avetive with the North right of way of University Drive and run in &
Northwesterly direction along the North right of way of University
Drive a distance of 242.5 fect to the Southwest corner of Lot 35 of
Block 28 as shown on the A. .. Goodman Official Map of the City of

Starkville, Mississlppi, 1951 Edition and usc as the Point of
" Beginning,

Thenee continue in a Northwesterly direction along the North right of
way of University Drive a distance of 94.0 feet to the Southeast
comer of Lot 32; thence run In a Northeasterly direction along the
East boundary of Lot 32 a distance of 172.0 feel; thence nm in an
Essterly direction a distance of 60.0 feet to the Northwest comer of
Lot 35-A; thence run in & Southerly direction along the West
boundary of Lot 35-A and Lot 35 a distance of 217.0 feet to the
Southwest comer of Lot 35 and the Point of Beginning.

HICKORY GROVE FARMS, LLC, &
Mississippi limited liability company

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




Warranty Deed - Page 2

2004 592%
k?wﬂ“inmm

Ieod bk b
A ?
Being all 6f Lot 34 of Blotk 28 as shown o the A. L. Goodan? 2> o'
Officlal Map of the City of Starkville, Mississippi, 1951 Edition.

SUBJECT TO ell prior mineral reservations, if eny, and aiso
SUBJECT TO easements for public ulities and rights of way for
public roadways, whether the same appear of record or not, if any.
[Source of Title: Deed Book 2003, Pages 7072-7073)

WITNESS THE SIGNATURES of the Grantors on thjs, the day 42004,

%,

HENRA COX PILKINTON,

SANDRA C, PILKINTON

STATE OF MISSISSIPPI
COUNTY OF downs) es
Personally appeared before mie, the undersigned authority in and for the said county and state,

ne ;
onthis_22 “dayof ;]; | ¥ + 2004, within my jurisdiction, the within named HENRY COX

PILKINTON, IV, who acknowledged that he executed the above and foregoing instrument.

el e T O

NOTARY PUBLIC

My Commission Expires:

(SEAL)
MY COMMISSION EXPIRES:

MARCH 09, 2007

10179430 2
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Warranty Deed - Page 3

004 5926
gmr«d i'l?mm
Dead Eosk §
STATE OF MISSISSIPPI mmm M
(= B
COUNTY OF _Laws d of Oktibbema Lenbys 18

Personally appcared before me, the undersigned authority in and fior the seid county and state,
b
onthis_2.2 “day of oLy 2004, within my jurisdiction, the within named SANDRA C.
PILKINTON, who acknowledged that she executed the above and foregoing instrument.

M 5

NOTARY PUBLIC
My Comrmission Expires: ;
—MLCOMMBSION BPRES: (SEAL)
MARCH 09, 2007
Index as follows:
Lot 34, Block 28, City of Starkville, O County, Misslssippl.

Prepared by:

Gregory D, Pirkle, MS Bar No, 4369

Phelps Dunbar LLp

One Mississippi Plaza, Seventh Floot

201 S, Speing Street

P. 0. Box 1220

Tupelo, MS 38802-1220

(652) 8427907
FERt s it St o il

¥ this {ny v filed on

08-09-2004 01333128 PN
ik recorded in Deed ook
204 at raows N - 2%
flonica ¥, Banks

10 17744 3.
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William Michael Brooks - License

U W e o 106 AVE.
< "rrmm.w MS 39t
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