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As sloled in lhe Voluotion Melhods section ot this reporl, lhe Cost Approoch wi 

 

be
ulllized os o second indicotor of the bulk mo*et volue for the 17 future vqconl lols
upon complglion.

DEvELoPMEt{T Ccars

The developer of lhe subject property hos provided the opproise.s with o pretiminory
hord ond sofl cosl eslimole. A portion of the hord cosl eslimote is from o formol cost
bid trom KRG Underground. The devetoper,s hord cosl estimote, oftef odiustment by
lhe opproisers, equotes to 955,262 per lol. For compodson purposes, we hove tooked ot
octuol compleled plols ond formol cosl bids from severot other smo er plois in Ctqrk
County, which ore summorized in the chort below.

Subdlvlilon Conrlrucflon Cgrl Comporoblea {Hqrd cotls

Nqme Developed # Lots
Avg.

Lot Slze
Conslrucllon
Co3t Per Unll

Sublaci: lorcrl Craak Paopo!cd t 7 7,289 s55,262
Horju Esloles 2005 uc. 6,543 $26,000
Solmon Cre€k Ploc€ 2005 21 s26,842
Cole Heishh 2m5 UC. 33 5.796 $:)0.000
Mover Estoles 2005 uc. 37 6,000 $32,000
Conyon's Ridge PIJD Proposed 58 7.7I s33,348
Renobsonce Al Solmon Creek 2@6 2 l 8,000 $34,367
Confidenl;ol 2006 uc' t 6 t0.096 $4r,000

38 7,720 $42,000

II

The overoll ronge in hord costs indicoled by the comporobtes is from 926,000 to g42,OOO
per lol. The hord cost estimole for the subject is outside of the indicoled ronge.

Per o conveasofion wiih Rdndy Moison ot KRG Underground, lhe conslruclion costs for
the subject plot ore extroordinorily high fo. o few reosons, which o 

 

stem from the
sensilive oreos (wetlonds ond ossocioted buffers) which bisect the sile. Becou5e of
these "sensilive" oreos, lhe overoll 17 lol subiect plot is essenliolly two seporole
subdivisions. Lols no. l-7 ore locoted in the nodhem portion of the plot ond wi 

 

require
fheir own fespeclive slormwoter fdcilily ond rood enlronce. Lois no. g-l / qre locoied in
the souihern portion of the plot ond will require their own respective stormwoler focilily
qnd .ood entrqnce. A plot of this size ll7 lots) woutd iypico y need onty one stormwoler
focilily. In oddition lo requiring iwo siormwoter focililies, eoch focitily will be required lo
hove severol feotures lhol ore nol typicolly required due to the weflonds/slreom
sensilive oreos. The overolt stormwoter system wi| cosi 9386.00l, ot 922,706 pet lol. pel
Mr. Motson, opproximotely 914,729 per toi of this cosf is extroordinory ond woutd not be
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Cosr AprRoacfl (continu€d)

required in o typicol ploi wjth "no issues.' Second, becouse of the sensilive oreo the
subjecl requires lwo enlronces, one from lhe norlh for lols no. 1,7, qnd one irom lhe
south for lols no. &17. Typicolly, o $Jbdivision with o scope gf oniy 17 lols would require
only one enlronce. The extroordinory cosl ossocioled with lhe odditlonol enrrqnce ts
$4,562 per lot. Lostly, due lo the loyoul of lhe overoll ptot, extroordinqry co5ts of gt,886
per lol will be required for sewer ond woler the overoll exkoofdinory cosis ossociotecl
wilh the plot equote to $21,1/0 per tot. These costs ore not iyprcot tor other pldts of
similor size ond scope. lf lhese cosls were not requi.ed, lhe developer,s cosl estimqte
would be within the ronge indicoted by lhe comporobles. However, they will be
required lo conslrucl lhe proposed ptot ond musl be inctuded. Due io these requirgd
exltoordinory cosls, the developeas cosl estimole wi 

 

be ulitized in this onotysis. This
ocknowledges lhot lhe developer's eslimole js hjgher lhon ony of lhe cost
compofobles. The higher lot conslrucfion cosls hove been token inio considerotion in
fhe "os^is" voiuqlion of the subiect site.

SoFr CosTs

Wilh .espect to soll costs, ihe developgr hos providod on initiot soft cosl eslimofe. The
developer's solt cosl eslimole hos been odiuslecl to include cn opproisol fee, o
conslruclion loon fee, qnd construction ioon inleresi incurecl during lhe 4 rnonth
conslruction phose of the lois. Both the loon lee ond loon inlerest hove been
colcu{oled bosed on o 75% loon io volue rolio {1ryJ. The devetoper,s odjusted sofl cosl
estimole equoles to $113.052 or $6,650 per tot, This is within the typicot ronge ot
between $4,000 ond $7,000 per tot for simitor ptqts.

SITE VALUE

The "os-ls" morket volue ol lhe vocqnl lqnd componeni os opproved wiih engineering
wos eslimoled ol $l,530,000 or $90.000 per opproveci toi for the lZ tots. The ,'os-is" votue
conclusaon ocknowledges the exlroordinodly high hqrd conslruclion cos.ts.

ToTAL DEvELopMEi{T Cosrs WrIH LAND

The totql developmenl hord ond sofl costs ore 961,9!2 per tot for ihe lZ Jois. Adding
lhese costs to the previously concluded "os-is'lond vqlue of ggO,OOO per tol with
opprovols/engineedng equotes to totol devetopmenl colts lexcluding profil/overhead)
for lhe I Z vocont lols of 9151,912 per lot.

ENTREPRET{EURI,AL PRoFIT

Enlrepreneuriol prolit repr€senh lhe monelory compensotion for lhe lime qncl effort
expended io iniijote lhe developmenl qnd fo ow lhfoLJgh lo ils successful complelion.
The developer begins io eorn ihis profil ol lhe project inceplion. The reium grows os the
lond is boughl, plons ore drown up, plot opprovots ond engineeriag ore complelecl,
finoncing is secured, conslruclion bids oae jel, conslruclion is begun on<l uliimolely
compleled, ond lhe lols ore sold. ll is ditficuli lo quonlify exocily how much is eomed clt
eqch slep of the proJeci, ond il is even possibte thol the projecl will foil in iis toler sioges
of development, .esulling in the toss of mosl or olt of the impiiect proftt eomed up to thol
time. In the cose of ihe subjeci, given the currgnt morket condilions wilh limile(] 5uootv
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