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SCOPE OF WORK 
 
This Broker’s Price Opinion has been developed for use by the City of Hartford, its agents and 
assigns in conjunction with the Water Systems Improvement Project. 
 
Data from this report will be used to acquire Permanent Easements. Advertised sales, pending’s, 
and currant listings from October through 2024, April 2025 of commercial and industrial vacant 
land in Allegan, Berrien, Cass, and Van Buren Counties, were researched for this report.  
 
A copy of the plan page can be found in Section 1 of this report. The plan page will show the 
project and proposed Permanent Easements.  
 

BROKER INFORMATION and BPO DATA 

 
It should be noted that the data collected in this report represents vacant residential property.  

 

Brokers Name: 
Gail Morton 
Metro Consulting Associates  

License # 
6504368663 

MCA Job No. 
1039-25-13231 

Date of Opinion: 
April 18, 2025 

Local Public Agency: City of Hartford 

Market Area Description: VanBuren County, MI 

 BPO Data 
Zoning/Property Class:  
Commercial and Industrial 
Vacant Land 

Property: Commercial and  
Industrial Vacant Land  

Lot Size: 1.21 – 47.35 AC 

Project Location:  
City of Harford 
VanBuren County, MI 

Market Area Condition: Competitive Supply/Demand: 
Competitive 

Property Values: Fluctuating 

Scope of Data: October 2024 - April 2025 
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SUBJECT PARCELS 
 
The subject properties are within the City of Hartford, VanBuren County, Michigan. There are 
residential, commercial, and industrial properties within the project limits and adjacent to the 
subjects. The subject parcels are commercial and industrial zoned along the north side of West 
Main, which is a primary road. 
 
The information for the subject parcels was obtained using the BS&A parcel summary information, 
VanBuren County, MI., and conversations with the Assessor.  
 
Detailed information on the subject parcels can be found in Section 2 of this report.  
 

SALES DATA 
 
Sales data and photos can be found in Section 3 of this report and includes parcel information 
from various sources, as noted. This data represents sales of vacant properties similar to the 
subject parcel in Berrien and VanBuren Counties.  
 
The search for recently sold industrial parcels provided limited results in VanBuren County. 
Therefore, the search area was expanded to neighboring counties and similar communities. 
 
This is a Broker’s Price Opinion, not an appraisal and was prepared by a licensed real 
estate broker, and not a licensed appraiser. 

 

 
 
Note that all sold parcels share a mix of commercial and industrial use, zoning, and property 
class.  
 
 
 

Sales Data 

Land Features SA#1 SA#2 SA#3 SA#4 

Property Tax  
ID No. 

80-53-220-006-70 
City of South Haven 
Allegan County, MI 

80-53-220-006-60 
City of South Haven 
Allegan County, MI 

80-53-869-010-10 
City of South Haven 
Allegan County, MI 
 

11-13-0001-0005-08-0 
New Buffalo Township 
Berrien County, MI 

Address 1391 Kalamazoo St. 
South Haven, MI 
49090 

1345 Kalamazoo St. 
South Haven, MI  
49090  

251 Blue Star Highway 
South Haven, MI  
49090 

10275 US-12 
New Buffalo, MI  
49117 

Zoning 
Property Class 

I-2 
202 Commercial  
Vacant 

I-2 
202 Commercial 
 

B-4 
202 Commercial 
 

NA 
202 Commercial 
 

Copy of Deed 
Document # 

Liber 1775 
Page 20 
Not available online 

Liber 1775 
Page 19 
Not available online 

Liber 1771 
Page 482 
Not available online 

Liber 3286 
Page 0301 

Date Sold 1-28-25 1-28-25 10-21-24 11-12-24 

Size 1.540 AC 
67,082.40-sft 

5.190 AC 2.600 AC 1.210 AC 
52,707.60-sft 

Sales Price $125,000 $125,000 $525,000 $200,000 

Sales Price  
Per-Acre 

$81,021.60 $24,084.78 $201,923.08 $165,092.40 

Sales Price  
Per-SFT 

$1.86 $0.55 $4.64 $3.79 



Metro Consulting Associates, LLC 
MCA Project Number: 1039-22-13231 
 

3    ____________________________________________________________________________  800.525.6016  metroca.net 
 
 

 

 
Sales Data notes: 
 

1. S#1 and S#2 were both purchased by the same buyer on the same date. Each parcel 
was purchased for an individual sales price of $125,000 even though there is a 
difference in the size of each parcel. 

2. S#3 is located north of the subject parcels and is encumbered with a natural gas line 
running through the center of the parcel.  

3. S#4 is  south of the subject parcel in Berrien County and lies between US-12 on the 
south, I-94 on the west and a railroad track on the north.  

 

PENDING SALES DATA 
 
Pending sales data was not found for this type of property within VanBuren Counties or adjacent 
counties. Therefore, this information is not contained within this report.  
 

 

CURRENT LISTING DATA 

 
Data collected on current properties listed for sale on the open market can be found in Section 4 
of this report and includes parcel information from various sources, as noted. This data represents 
offerings of vacant properties similar to the subject parcel in Cass, Berrien, and VanBuren 
Counties.  
 
The search for industrial parcels was expanded to neighboring counties due to the rural nature 
and unique use of the subject property. Note that all parcels share a mix of commercial and 
industrial zoning and property class.  
 

 

Currant Listing Data notes: 
 

1. CL#1 lies within a rural area west of the subject parcels.  
2. CL#2 is located west of the subject parcels within a rural area.  
3. CL#3 is located east of the subject properties.  

Current Listing Data 

Land 
Features 

CL#1 CL#2 CL#3 CL#4 

Property Tax 
ID No. 

14-160-100-293-98 
City of Dowagiac 
Cass County, MI 

11-19-0004-0009-10-8 
Sodus Township 
Berrien County, MI 

80-14-014-027-55 
Paw Paw Township 
VanBuren County, MI 

80-46-700-063-10 
80-46-700-062-10 
Village of Mattawan,  
VanBuren County, MI 

Address Woodhouse Drive 
Dowagiac, MI  
49047 

Sodus Parkway 
Benton Harbor, MI 
49022 

Kasper Drive 
Paw Paw, MI  
49079 

23440 E. McGillen St. 
22969 E. McGillen St. 
Mattawan, MI 49071 

Zoning 
Property 
Class 

NA 
302 Industrial 
Vacant 

NA 
301 Industrial 
Vacant 

HCI 
202 Commercial 
Vacant 

I 
102-Agricutrial 

Day on 
Market 

NA NA NA NA 

Size 19.59 AC 6.920 AC 3.700 AC 47.35 

Listing Price $1,000,000 $105,000 $226,900 $1,300,000 

Price Per-
Acre 

$51,046.45 $15,173.41 $61,324.32 $27,455.12 

Price Per-
SFT 

$1.17 $0.35 $1.41 $0.63 
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4. CL#4AB consists of 2-parcels being sold as one bundle. These parcels are zoned 
industrial per the Village.  

 
 

REPORT SUMMARY 
 

Below is a summary of the data collected. 

 

For this project, the sales data supports values between $24,084 - $210,293 per acre ($0.55 - 
$4.64 per square foot.  
 

Compensation for Permanent Easements are often paid at 100% of the fair market value since 
the landowner loses control of the area thus reducing the bundle of rights the landowner would 
otherwise enjoy.  
 

This report is provided to the City of Hartford to assist them with determining the value of the 
proposed permanent easements.  
 
Sincerely, 
 
 
 
Gail Morton, SR/WA 
Metro Consulting Associates 
Real Estate Broker 
Project Manager 
Senior Right of Way Agent 
 
 
 
 
 
Sources: 
 

• Deeds were researched at the Berrien Register of Deeds:  Land Records Search | Cass County, 
MI and https://deeds.vanburencountymi.gov/ 

• The source for data of properties that were advertised “sold”, “pending” or currently listed was 
obtained from Realtor.com: www.realtor.com; www.callandercommercial  

• Detailed property information was obtained from the BS&A website: bsaonline.com. 

Status Advertised Price Range Acreage Range Square Foot Range 

Sales  
Vacant Land  

$125,000 - $525,000 $24,084 - $201,293 $0.55 - $4.64 

Pending  
Vacant Land 

NA NA NA 

Listed  
Vacant Land 

$105,000 - $1,300,000 $15,173 - $61,324 $0.35 - $1.41 

https://www.berriencounty.org/1870/Land-Records-Search
https://www.berriencounty.org/1870/Land-Records-Search
http://www.realtor.com/
http://www.callandercommercial/
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