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Auctioneer’s Disclaimer 
 

 

The following information is provided to you as a matter of convenience only, 
and no representation or warranty, expressed or implied, is made as 

to its accuracy or completeness. 
Prospective Purchasers of the auction property are responsible for conducting 
such due diligence of their own as they consider appropriate, prior to bidding 
at auction sale. Please review all information supplied and seek appropriate 

assistance prior to bidding at auction.  
All information contained within this Property Information Packet was derived 

from reliable sources and is believed to be correct, but is not guaranteed. 
Buyers shall rely entirely on their own judgment and inspection. All documents 
and information are being furnished to the bidder for the bidder’s convenience 

and it is the responsibility of the bidder to determine that information 
contained herein is accurate and complete. Any reliance on the contents shall 

be solely at the bidder’s risk. These documents are being provided without any 
warranty or representation, express or implied, as to its content, its suitability 

for any purpose or its accuracy, truthfulness or completeness.  
All parties acknowledge and agree that the Property is being sold “AS IS” with 

any and all faults, the Seller shall have no obligation for repairs or 
replacements noted in any inspection(s) made by or for Purchaser. Such 

repairs or replacements shall be the sole responsibility of Purchaser. 
Purchaser and Seller acknowledge and agree that the only auctioneer/broker 
involved in this transaction is Sheridan Realty & Auction Co., and has acted as 
agent for the Seller in this transaction. Sheridan Realty & Auction Co. has not 

acted as agent in this transaction for the Purchaser.  
Auctioneer has the right to sell this Property in any form or fashion that is legal 

and ethical in order to produce the best offer to the Seller.   
Announcements from the Auction Block will take precedence over any 

previously printed material or any other oral statements made. 
 

 
 



 

 
April 3, 2025 
 
Dear Prospective Bidder: 
 
Sheridan Realty & Auction Co. proudly announces that we have been commissioned by the 
seller to auction property located on 1991 N Stewart Rd, Charlotte, MI 48813 at public 
auction.  
 
This is an online auction only, with the bidding ending on April 29, 2025 starting at 1:00 
PM. Open House Inspections will be held on Tuesday, April 22 from 12:00 PM to 1:00 PM 
and Monday, April 28, from 12:00 PM to 1:00 PM. 
 
This property is being offered “As Is, Where Is” with any and all faults. We encourage you to 
read through this Property Information Packet carefully and preview the property. The sale 
is not contingent upon your ability to acquire mortgage financing.  You are expected to pre-
qualify yourself with a lender before the auction.  Don’t forget the 10% earnest money 
deposit, due within 48 hours of auctions end.   
 
 

Please contact us if you have any questions: 
 

Sheridan Realty & Auction Co. 517-676-9800 
 

Sale Manager:  
Doug Sheridan 
517-749-7976 

Sincerely, 
 
Bill Sheridan, CAI, AARE, GPPA   Doug Sheridan, CAI  
Sheridan Realty & Auction Co.   Sheridan Realty & Auction Co. 
 

 

740 S. Cedar St 
Mason, MI 48854 

www.sheridanauctionservice.com 
              

 
 
 
 
 

http://www.sheridanauctionservice.com/


 
Exhibit A 

 
        Terms and Conditions of Online Only Real Estate Auction 

This online only auction is subject to Seller and/or lender confirmation and is a cash sale not 
contingent on or subject to financing, appraisal, survey, or inspections of any/or kind, as 
agreed to by bidders at registration prior to bidding and specified in the Agreement to 
Purchase Real Estate (the Contract) to which these terms and conditions are attached. 

Once you place a bid, it cannot be removed, even if you have bid incorrectly. Therefore, 
please check and verify your bids before submitting. 

Bidding increments are as follows:  
$200 - $1000 = $25 

$1,000 - $10,000 = $100 
$10,000 - $25,000 = $500 

$25,000 - $500,000 = $1,000 
$500,000 - $1,000,000 = $5,000 

$1,000,000 and up = $10,000 

Be advised that a Buyer’s Premium of 10% is added to the high bid. Please take this into 
consideration when bidding. For example: if the final bid price on a property is $100,000.00, 
then add the 10% buyer’s premium of $10,000.00 to get a final purchase price of $110,000. 
This is then the actual sales price that will be used on the Purchase Agreement, and the 
amount upon which transfer tax and title insurance are based. At the close of the auction, 
the successful Bidder will be emailed a Contract to be executed and returned to Sheridan 
Realty & Auction Co. within Forty-Eight (48) hours. 

The high bidder will then deposit earnest money of 10% of the total sale price in the form of 
a cashier’s check or wire transfer to Sheridan Realty & Auction Co. within Forty-Eight (48) 
hours of the completion of the auction. The earnest money deposit is non-refundable. The 
entirety of the remaining balance (90% of the total sale price) is due at closing on or before 
Forty-Five (45) days from Auction Day. Buyer will be responsible for all wire transfers. If the 
Purchase Agreement is not accepted by the Seller and/or Lender, the Buyer will receive a full 
refund of their earnest deposit as soon as practicable. 

Successful Bidders that do not execute and return their Contract with an Earnest Money 
deposit within Forty-Eight (48) hours of the conclusion of the auction will be considered in 
default. If a closing on the Real Property is delayed for any reason, Buyer, or other parties 
working on your behalf, including any lender you involve, you may be declared in breach of 
the Contract, forfeit all deposits made, and could be held liable for any and all costs incurred 
by Seller and Sheridan Realty & Auction Co. incurred in a subsequent resale of the property. 



Per the Purchase Agreement, time is of the essence; you should proceed to closing within 
Forty-Five (45) days. Possession shall be given to the successful Buyer(s) at closing. All closing 
fees charged by the Title Company are shared equally between Buyer(s) and Seller(s). 

Buyer(s) must be prepared to make a cash offer. There are no contingencies to this sale (i.e. 
financing, appraisal, repairs, intended uses, or inspections), but for Seller(s) and/or Lender 
approval (referenced above). Therefore, Bidders should be “pre-qualified” by a lender (if you 
require financing) prior to submitting a bid. The property is being sold for cash “as-is, where-
is” without representation or warranty of any kind.  Buyer agrees to accept in its present 
condition, Real Property, including any personal property items not taken by Seller(s). 

Sheridan Realty & Auction Co. (Sheridan) reserves the right to remove or cancel the bids and 
or bidding rights and privileges of any party at any time. The identity of all bidders will be 
verified.  Bidding rights are therefore provisional, and if complete verification is not possible, 
Sheridan may reject the registration of a bidder, and bidding activity will be terminated. 

Buyer acknowledges they are buying the Real Property “as-is, where-is”, that Buyer(s) are 
relying on his/her own judgment and prior inspection. By signing an offer, Buyer(s) waive the 
10-day lead based paint test. Equipment, if any, is sold with no warranty express or implied 
of any kind. Any excess materials left after the auction become the responsibility of the Buyer. 

Seller(s) will provide an owner’s policy of insurance and convey title with a Full Warranty 
Deed. 

Sheridan and their representatives are Exclusive Agents of the Seller(s). Sheridan reserves the 
right to negotiate a final sales price on behalf of the Seller, or bid on behalf of the Seller, if 
necessary. 

Real Estate is sold subject to any and all existing matters of record, and all easements, 
building use or zoning laws and regulations, including drain assessments, tile drainage 
system rights of way, and PA116 agreements. Properties that are rented are subject to 
Tenant’s Rights. There are no security deposits associated with the Real Property. Taxes will 
be pro-rated to the closing date. Buyer agrees to assume all amortization schedules if 
applicable. Any drain assessments will be assumed by Buyer.   
  
There are no surveys on any property.  The buyer is purchasing by way of parcel ID and legal 
description only. All maps used in auction materials in print or online are based on specific 
County Equalization maps. Sheridan makes no guarantee that the maps are accurate.   

All Sheridan Realty & Auction Co. Online Only Real Estate Auctions are timed events that have 
an auto-extend feature. Any bid placed within 5 minutes of a lot ending will automatically 
extend that lot for 5 minutes from the time the bid is placed. The auto-extend feature remains 
active until no further bids are received within the 5-minute time frame. 



During this auction process there is a chance that you will be outbid. At that time you will 
receive an outbid notification by email. Bidders may also find out if they have been outbid by 
refreshing the individual lot information. Due to varying internet connections/speed, 
sometimes email notifications can be delayed. We are not responsible for the failure of any 
part of the bidding process or internet bidding. 

If you are bidding against someone who has placed a max bid in the system, the max bid that 
is placed first will take precedence over a bid placed after. This means that the person who 
placed the bid first will have the high bid, in the event that the same bid is placed. 

Sheridan Realty & Auction Co. has full discretion to modify the date and time, order, and 
details of the auction for any reason or no reason at all, including but not limited to technical 
issues, emergencies, and convenience of Sheridan Realty & Auction Co. or the Seller. 

In the event that there are technical difficulties related to the server, software or any other 
online auction-related technologies, Sheridan Realty & Auction Co., MarkNet Alliance and the 
Seller reserves the right to extend bidding, continue the bidding, or close the bidding. Neither 
the company providing the software nor Sheridan Realty & Auction Co., MarkNet Alliance or 
the Seller shall be held responsible for a missed bid or the failure of the software to function 
properly for any reason. Email notifications may be sent to registered bidders with updated 
information as deemed necessary. 

By agreeing to these terms, you give Sheridan Realty & Auction permission to send auction 
marketing emails to the address on the account. 

Your use of this site and bid placement constitutes your acceptance and agreement to adhere 
to these terms. Please print a copy for your records. All bidders are responsible for reading 
all terms and conditions carefully. Lack of knowledge of Auction Terms and Conditions will 
not release bidders from their obligations. 

The terms and conditions of the Purchase Agreement, including these additional terms 
(Exhibit A), shall survive closing and the benefits shall inure to the respective heirs, 
successors, representative and assigns of the Parties. 

Sheridan Realty & Auction Co. reserves the right to revise The Terms and Conditions. 

 

 

 

 

 



 
 
 
 
 

 
Property Information 

 
1991 N Stewart Rd, Charlotte, MI 48813 

 
 
Residence: 970 sqft. - 3 Bedrooms, 1 Bathroom 
 
Includes: Washer, Dryer, Refrigerator, & Deep Freezer  
 
Barns: 30’ x 45’ detached garage/pole barn with concrete & 45’ x 60’ pole barn with dirt 
floor 
 
Land:  31 Acres 
 
County: Eaton 
 
Township: Eaton 
 
School District: Charlotte Public Schools 
 
Property Number: 110-003-100-002-00 
 
SEV: $159,450 
  
Taxable Value: $90,455 

 
Taxes: $965.67 (summer) $1,897.07 (winter) 

 
 
 
 
 
 
 







Fields | Valuation September 18, 2024

1 field, 31 acres in Eaton County, MI

avg acrevalue ($/ac.)

$8,300
county avg ($/ac.)

$5,632

total value

$254,707

avg nccpi

55.9
county avg

56.7

economic attributes
Eaton County is a high tax county.
This land is in a low livestock demand area.
Expected Corn Basis: –$0.13

physical attributes
Annual Precipitation: 33.79 inches
Annual GDD: 2490

Zoning & Land Use
Land Use: Non-Cropland, Developed,
Grass/Pasture, Cropland
Zoning Code: LA

field acres latitude
longitude slope 2023 crops avg nccpi avg acrevalue ($/ac.)

all 30.69 42.59497
-84.77022 2.35%

46% Corn, 37% Soybeans, 13%
Developed, 3% Grass/Pasture,

2% Other
55.9 $8,300

Interested in farmland financing options? You
may be eligible for a Farmer Mac loan. Click
here to learn more.

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Valuation: 1 of 1

 https://acrevalue.com/financing 


Fields | Sale Comps September 18, 2024

1 field, 31 acres in Eaton County, MI

Target ParcelComp 1

Comp 2

Comp 3

Comp 4

Comp 1 Comp 2 Comp 3 Comp 4 Comp Avgs Target Parcel

boundary

county Eaton, MI Eaton, MI Eaton, MI Eaton, MI Eaton, MI

sale price $95,000 $80,000 $355,000 $274,900 $275,222

$/ac. price $9,321/ac. $7,653/ac. $7,284/ac. $8,507/ac. $7,915/ac. $8,300/ac. *

sale date 05/30/24 07/03/24 05/21/24 01/29/23

sale condition Market Market Market Market

purchase
condition

Mortgage Cash Purchase Mortgage Mortgage

distance (mi) 1.78 4.72 5.84 3.93 4.07

acres 10.19 10.45 48.74 32.31 25.42 30.69

top crop Soybeans Soybeans Winter Wheat Soybeans Corn

NCCPI 64.4 69.6 54.8 61.1 59.3 55.9

$/NCCPI $145 $110 $133 $139 $134 $149

tillable % 90.5% 92.2% 86.7% 76.5% 84.4% 83.7%

* Estimated Price Per Acre from AcreValue model.

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Sale Comps: 1 of 1

 https://www.acrevalue.com/sold-land/?zoom=17&lat=42.59491411716425&lng=-84.73521006535412 
 https://www.acrevalue.com/sold-land/?zoom=17&lat=42.66315751429545&lng=-84.77364576674202 
 https://www.acrevalue.com/sold-land/?zoom=17&lat=42.55710138537&lng=-84.87278936644205 
 https://www.acrevalue.com/sold-land/?zoom=17&lat=42.60697932916785&lng=-84.6947453529269 
 https://www.acrevalue.com/map/?zoom=17&lat=42.59496177581245&lng=-84.7702089109441 


Fields | Elevation September 18, 2024

1 field, 31 acres in Eaton County, MI

All fields
31 ac.

Avg. Elevation
903.95 ft

elevation range acres percent area

922.33 ft - 925.90 ft 0.35 1.15%

918.75 ft - 922.33 ft 0.62 2.02%

915.18 ft - 918.75 ft 1.61 5.26%

911.60 ft - 915.18 ft 2.46 8.01%

908.03 ft - 911.60 ft 3.87 12.62%

904.46 ft - 908.03 ft 3.93 12.81%

900.88 ft - 904.46 ft 5.23 17.04%

897.31 ft - 900.88 ft 5.83 19.0%

893.74 ft - 897.31 ft 6.78 22.09%

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Elevation: 1 of 1



Fields | Vegetation September 18, 2024

1 field, 31 acres in Eaton County, MI

Source: Harmonized Landsat and Sentinel-2

All fields
31 ac.

Avg. NDVI
80.69

Date
09/12/2024

ndvi range acres percent area

64.46 - 67.00 0.25 0.82%

67.00 - 69.53 1.66 5.4%

69.53 - 72.06 1.11 3.63%

72.06 - 74.59 0.70 2.29%

74.59 - 77.13 1.04 3.38%

77.13 - 79.66 2.17 7.08%

79.66 - 82.19 10.29 33.54%

82.19 - 84.73 9.20 29.97%

84.73 - 87.26 4.26 13.89%

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Vegetation: 1 of 1



Fields | Soil Survey September 18, 2024

1 field, 31 acres in Eaton County, MI

CvraaBCvraaB

MaBMaBMaBMaB

MaC

avg nccpi

55.9
county avg

56.7

quality 37 69

All fields
31 ac.

Source: NRCS Soil Survey

soil
code

soil description acres percentage of
field

soil
class

nccpi

MaB Marlette loam, 2 to 6 percent slopes 20.24 66.0% 2 63.0

CvraaB Conover loam, 0 to 4 percent slopes 10.43 34.0% 2 42.0

MaC Filer loam, 6 to 12 percent slopes 0.01 0.0% 3 60.9

30.69 55.9

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Soil Survey: 1 of 1



Fields | Flood Hazard September 18, 2024

1 field, 31 acres in Eaton County, MI

X

* HIGH FLOOD RISK - areas with a 1% annual chance or greater of flooding, also
referred to as base flood zones or 100-year flood zones. Classified as Special Flood
Hazard Areas (SFHAs) by FEMA. MODERATE FLOOD RISK - areas in between the
limits of the 1% annual and the 0.2% annual (or 500-year) flood zones. MINIMAL
FLOOD RISK - areas that are above the 500-year flood zones. UNDETERMINED
FLOODRISK - areas where flood analysis has not been conducted.

All fields
31 ac.

Source: FEMA National Flood Hazard Layer

flood
zone

flood risk* flood zone subtype acres percentage of field

X MINIMAL AREA OF MINIMAL FLOOD HAZARD 30.69 100.0%

30.69

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Flood Hazard: 1 of 1



Fields | Crop History September 18, 2024

1 field, 31 acres in Eaton County, MI

All fields
31 ac.

2023 2022 2021 2020 2019

Corn 45.8% 36.2% 1.4% 51.4% 35.2%

Soybeans 37.2% 0.8% 48.0% 33.7% 49.1%

Winter Wheat – 45.2% 35.0% – –

Developed 12.6% 1.9% 1.9% – –

Non-Cropland – 11.4% 10.0% 9.8% 6.2%

Grass/Pasture 2.9% 2.9% 2.9% 5.1% 6.6%

Other 1.5% 1.7% 0.8% – 2.9%

Source: NASS Cropland Data Layer

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Crop History: 1 of 1



Fields | Ownership September 18, 2024

1 field, 31 acres in Eaton County, MI

Eaton County, MI

field acres tax
amount

assessed
value location owner (last updated) owner address legal description

all 30.69 965.67 138,900.00 APN:
11000310000200

GIDNER, KEITH & ELLEN
(02/07/2022)

1991 N STEWART RD,
CHARLOTTE, MI
48813

NE FRL 1/4 OF NW FRL 1/4
EXCEPT W 350 FT. SEC.3,
T2N,R4W, EATON TWP
1979

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Ownership: 1 of 1



Fields | Energy and Renewables September 18, 2024

1 field, 31 acres in Eaton County, MI

Field 1 - 30.69 acres

Showing features within a 5.0 mile
radius of the field location.

feature type total count distance to nearest (miles)

Substation 6 2.11

Oil/Gas Well 2 3.92

Transmission Line 9 0.15

Remediation Sites 30 1.03

Water Bodies 52 0.53

Parks/Protected Areas 18 1.7

AcreValue © 2024 Ag-Analytics Technology Company All Rights Reserved.
Use of this report is subject to Ag-Analytics Technology Company’s Terms of Service.
All information is provided without any express or implied warranties of any kind.
Land prices are estimates of valuation and not certified appraised values.

Report: 2988232 Energy and Renewables: 1 of 1













 
 
 

P.I.P. 
 

Thank you for reviewing the entire Property Information Package. 
We look forward to serving you throughout the auction process. 
If you have any questions, please don’t hesitate to contact me! 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Doug Sheridan 

 
Phone: (517) 749-7976 
Office: (517) 676-9800 

 
Email:  doug@sheridanauctionservice.com 

 
Website: www.sheridanauctionservice.com 
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