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3.0 Project Description 

A: SPECIFIC LOCATION (Supply a written location description that includes the project boundries; 
although a map is required it does not replace this requirement. Include parcel numbers, noting if 
partial, and the number of deeds.) 1000 character limit. 

Henry County Parcel Number: 
320200020000 

The property consists of a single parcel located in Section 02, Town 5 North, Range 8 East, Washington Township, Henry County, 
Ohio. The parcel is split into a northern and southern tract by US-24. State-owned historic canal lands traverse the southern tract 
and are excluded from the property. The Maumee River forms the southern boundary of the property. 

There is one deed for the property.

B: PROJECT COMPONENTS (Describe the various components and attach proposed deed 
restrictions) 2,000 character limit. 

This project offers a unique opportunity to acquire 99 acres of riparian buffer along the Maumee River to benefit water quality, 
wildlife habitat, and public recreation access. Henry-Wood Sportsman's Alliance will take full ownership of the property and Black 
Swamp Conservancy will hold a conservation easement on the property to ensure its permanent protection. 

The property has over 3,875 feet of frontage along the Maumee State Scenic and Recreational River and includes 43 acres of 
riparian forest, a 23 acre woodland, and 32 acres currently in agricultural production. The agricultural area will be largely restored 
to native grassland, and a nature center, parking lot, and fish pond will be constructed. 

Acquisition of the property will provide numerous benefits for water quality in the Maumee River. The property contains 43.2 acres 
of riparian woodland buffer within the floodplain of the Maumee River which reduces the amount of sediment, nutrients, and other 
contaminants entering the river from surrounding agricultural land and removes them from floodwater entering the property from 
the river. In addition, restoration of native grassland vegetation on existing agricultural fields on the property will reduce nutrient 
runoff from the property and further increase the buffer of natural habitat. 

The property offers high quality forested wetland and woodland habitat, and restoration will add around 30 additional acres of 
native grassland habitat. Species records for the property reflect a diversity of plants, birds, and other animal species, including the 
Northern Harrier, a state endangered species. The value of the property's habitat is enhanced by its location along the Maumee 
River, which creates a natural corridor for wildlife movement. 

C: Terms of Easements: 500 character limit. 

After acquisition of the property, Black Swamp Conservancy will be granted a conservation easement on the property. Please refer 
to Attachment L: Draft Conservation Easement. 

D: Access: {Location, if open to public, hours, public participation in planning process) 500 character 
limit. 

The property is accessible from Old US-24. After acquisition and restoration are complete, the property will be open to the pubic 7 
days a week from dawn until dusk for passive recreation and fishing. The Alliance will also host hunts for pheasants and other 
game species on the property. The property will be used for environmental and hunting education programs, particularly for youth 
and veteran groups. 

E: Ownership / Management/ Operation: 500 character limit. 

The Henry Wood Sportsman's Alliance will own and manage the property. Black Swamp Conservancy will hold a conservation 
easement complementary of and in addition to Clean Ohio Deed Restrictions. 

The Alliance has already raised over $60,000 with which to restore and maintain the property. In addition, the current landowner 
will pay a stewardship fee of $12,500 each to the Alliance and the Conservancy for future maintenance and easement defense. 
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4.0 Project Officials 

Changes in Project Officials must be submitted in writing from an officer of record. 

4.1 Chief Executive Officer (Person authorized in legislation to sign project agreements) 

4.2 Chief Financial Officer 

4.3 Project Manager 

Name: 

Title: 

Greg Carson 

President 

Address: P.O. Box 55 

City: _,G=r=an=d
"-'-'

R=a=pi=d
=--
s ____ State: OH Zip· 43522 

Phone: 419-467-8

FAX: 

E-Mail: carsong@frontier.com 

(Can not also serve as CEO) 

Name: John Hrosko 

Title: Treasurer 

Address: P.O. Box 55 

City: Grand Rapids 

Phone: 419-779-1764

FAX: 

E-Mail: johnghrosko@gmail.com

Name: Elisabeth Anderson 

Title: Conservation Associate 

Address: P. O. Box 332 

State: OH Zip: 43522 

City: _Perrysburg          __ State: OH Zip: 43552 

Phone: 419-833-1025

FAX: 

E-Mail: eanderson@blackswamp.org 
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Additional Supporting Documentation to Assist the NRAC in 

Ranking the Project

1. Protects and/or restores habitat for rare, threatened or endangered species.

Acquisition of the property will result in the protection of 43.2 acres of high 

quality riparian forest and a 23 acre woodlot. An additional 32.9 acres of the 

property is currently in agricultural production, but will be restored to habitat for 

native species after acquisition.  

Species records for the site include 114 plant species, 5 reptile species, 26 

mammal species, and 58 bird species (see Attachment H2 for species list 

compiled by ODNR Wildlife Officer Supervisor, Troy Reimund). Wildlife 

species seen on the property include the northern harrier and blue-spotted 

salamander, which are both endangered in the state of Ohio. Species records also 

include a state-threatened species, the eastern harvest mouse, and six state species 

of concern, and a state species of special interest. This acquisition project will 

result in habitat protection that will directly benefit both aquatic and terrestrial 

species; forested wetlands will provide habitat for blue-spotted salamander and 

restored grasslands will create habitat for northern harrier. 

2. Reduces or eliminates nonnative, invasive species of plants or animals.

The property will be managed to control the presence of nonnative species and 

reestablish native vegetation for optimal wildlife habitat. Currently, 32.9 acres of 

the property are in agricultural production, and marginal field areas include 

common farm invasive species such as teasel and thistle. Restoration of the 

property will replace fields and field margins with native grassland species. 

Invasive species will be managed by mechanical methods, mowing, and herbicide 

application. 

3. Preserves and/or restores viable habitat for native plant or animal species.

Acquisition of the property will result in the protection of 43.2 acres of high 

quality riparian forest along the Maumee State Scenic and Recreational River and 

a 23 acre upland woods. An additional 32.9 acres of the property is currently in 

agricultural production, but will be restored to habitat for native species after 

acquisition. Few intact ecosystems remain in the agricultural mosaic of northwest 

Ohio and remaining habitat is typically fragmented.  Riparian forest is often an 

exception to this widespread fragmentation, as river margins create wildlife 

corridors that allow species to move between patches of high quality habitat. 

Therefore, viability of the habitat on the property is increased by its 

connectedness with the surrounding landscape, including natural areas such as 

Mary Jane Thurston State Park, Providence Metropark, and Grand Rapids Park.  

Attachment C: Additional Supporting Documentation to Assist the NRAC in 
Ranking the Project



4. Restores and preserves aquatic biological communities. 
 

The project will permanently protect over 3,875 linear feet of bank along the 

Maumee State Scenic and Recreational River, 43.2 acres of riparian forest, and 

about 4 acres of vernal pools within the 23 acre woodlot. Within the riparian 

forest, 38 acres are designated wetlands by the National Wetlands Inventory (see 

Attachment F5: Water Resources Map). Forthcoming restoration of the site will 

retire agricultural land that currently drains into the floodplain and restore native 

vegetation to filter runoff from surrounding lands, both of which will benefit 

aquatic biological communities in the Maumee River. 

 

 

5. Preserves and/or restores headwater area. 
 

Not applicable. 

 

6. Preserves or restores functioning floodplains. 
 

The property contains one of the last connected forested floodplains between Mary 

Jane Thurston State Park and Providence Metropark. Acquisition of the property 

will protect 43.2 acres of existing riparian woodland buffer within the Maumee 

State Scenic and Recreational River floodplain. The riparian woods contains 38 

acres of wetlands designated by the National Wetlands Inventory (See Attachment 

F5) that serve as a sink for sediment, nutrient runoff, and other contaminants in the 

river and surface water.  

 

7.  Preserves or restores water quality. 
 

The property is located within the Lick Creek-Maumee River watershed. Due to 

the property’s location along the river, runoff from the property drains directly to 

the Maumee River. A primary motivation of this project is to protect water quality 

in the Maumee State Scenic River by preserving functional floodplain wetland 

buffering the river from surrounding agricultural land and the Old US-24 

roadway. In addition, restoration of native grassland vegetation on existing 

agricultural fields will reduce nutrient runoff into the river and further increase the 

buffer of natural habitat. 

 

8. Preserves or restores natural stream channels. 
 

The property contains over 3,875 linear feet of natural stream bank along the 

Maumee State Scenic and Recreational River. Acquisition of the property will 

ensure that this frontage is never converted into agricultural use, developed into 

waterfront homes, or otherwise modified.  

 

9. Preserves or restores streamside forests. 
 

This project will protect 43.2 acres of riparian woods adjacent to the Maumee 

State Scenic River. Acquisition of the property and instatement of the 



conservation easement will ensure that this forest is never commercially harvested 

or developed for waterfront residential homes.  

 

10. Preserves or restores wetlands. 
 

The property includes 38 acres of forested wetland, as designated by the National 

Wetlands Inventory (see Attachment F5), within the floodplain of the Maumee 

State Scenic River. Approximately 4 acres of additional vernal pools are located in 

the woodlot north of Old US-24. In addition, 5 acres that are currently in 

agricultural production will be restored to wetland habitat. 

 

11. Preserves or restores other natural features that contribute to quality of life 

and the state’s natural heritage.  
 

This project will result in the preservation of significant riparian buffer along the 

Maumee River and about 4 acres of vernal pools north of Old US-24. Both are 

relative rarities in agriculture-dominated northwest Ohio and critical to ensuring 

our drinking water security. The portion of the Maumee River adjacent to the 

property is designated as a State Scenic River. Acquisition of the property will 

protect and enhance water quality of the river, the scenic view from the river, and 

public access to the river for recreation. In addition, restoration of the agricultural 

areas on the property will include the creation of a pond for fish habitat that will 

offer recreational opportunities for the community. 

 

12.  Fee simple acquisition of lands to provide access to riparian corridors, coastal 

areas, Black Swamp or Oak Openings region.  
 

Purchase of the property will result in public access to 99 acres of land within the 

historic Great Black Swamp, almost half of which is in the riparian corridor of the 

Maumee River. After acquisition and restoration, the property will be accessible to 

the public for passive recreation, hunting, fishing, and educational events.   

 

13.  Acquisition of easements protecting and enhancing riparian corridors, coastal 

areas, Black Swamp or Oak Openings region. 
 

After the purchase of this property, and at no additional cost beyond those of 

acquisition, a conservation easement will be granted to Black Swamp Conservancy, 

an accredited land trust. The easement will ensure permanent protection of the 

riparian forest, woodland, and restored grassland. 

 

14.  Reforests or re-vegetates land to improve and protect water quality.  
After acquisition and independent of this grant funding, 23 acres of cropland will 

be converted to native grassland with a 1.5-2 acre pond designed for optimal fish 

habitat. Water quality will benefit from the elimination of agricultural runoff near 

the river and the addition of native vegetation to filter sediment, nutrients, and 

contaminants out of the water before it reaches the Maumee River. The pond will 

serve as a retention basin and improve storage of stormwater. 

 



15.  Reforests or re-vegetates land with only native species to improve and   

protect water quality. 
 

Native grass and forb species will be used to restore almost 30 acres of the 

property that will be retired from agricultural use. This change in land use will 

eliminate nutrient runoff from the property’s agricultural field and will filter water 

from surrounding land use that produces agricultural runoff, lawn chemicals, and 

road pollution. 

 

16. Incorporate aesthetically pleasing and ecologically informed design including 

sensitivity to the terrain, natural resources and heritage of the property.  
 

After purchase of the property and independent of this grant funding, trails will be 

created for passive recreation. Trails will follow the site’s natural topography and 

will be built in a way that prevents erosion. Future planned elements like the 

wetland and fish pond will be designed, placed, and built to best retain runoff, 

prevent erosion, and contribute to the aesthetics of the site.  

 

17. Enhances environmental educational opportunities. 
 

Henry Wood Sportsman’s Alliance’s mission includes education of youth and new 

hunters in natural resources stewardship and hunting ethics. Creating a space in 

which to foster these qualities is a primary motivation for purchase of the Property. 

The property will host the Alliance’s programs for youth, women, and veterans 

learning outdoor skills.  

 

18. Includes pedestrian/bicycle linkages to other open space preserves and/or 

population centers. 
 

The Buckeye Trail runs along the narrow strip of canal lands that bisects the 

Property’s riparian forest. The Buckeye Trail is a 1444 mile trail that forms a circuit 

throughout the entire state of Ohio, connecting preserves, parks, and state forests 

along the way. The North Coast Inland Trail, which connects Providence 

Metropark, Bendview Metropark, and Farnsworth Metropark, begins less than 2 

miles from the property and is accessible from both The Buckeye Trail and US-24, 

which bisect the property. Acquisition of the property would therefore protect the 

scenic view for both Buckeye Trail hikers and bikers traveling to the North Coast 

Inland Trail. 

  

19. Supports established open space planning. 
 

The project meets the goal of the 2003 Henry County Comprehensive Plan of 

“Encouraging the use of natural and man-made buffers along waterways and 

tributaries.” The property is located in Concept Area 5 of the plan, an area with 

high rates of residential development. Therefore, there is a pressing need to protect 

the property, lest it be developed and sold as waterfront houses. The property also 

meets Black Swamp Conservancy’s Strategic Conservation Plan, which prioritizes 



the protection of riparian habitat for the benefit of water quality and wildlife habitat 

along the Maumee State Scenic and Recreational River. 

 

20. Provides a combination of recreational, economic and/or aesthetic 

preservation benefits.  
 

This project creates access to numerous recreation opportunities including fishing, 

hunting, hiking, paddling, and bird watching.  The property provides economic 

opportunities through its hunting and fishing opportunities and potential to store 

flood water.  The property is also aesthetically pleasing for those traveling US-24, 

paddling the river, or hiking the adjacent Buckeye Trail. 

 

21. Allows proper management of areas where safe fishing, hunting and/or 

trapping may take place in a manner that will preserve balanced natural 

ecosystems. 
 

Promoting proper stewardship of natural areas through balanced hunting and 

fishing is central to The Henry-Wood Sportsman’s Alliance’s mission. After 

acquisition, the Alliance will allow access to the property for hunting and fishing 

and will host educational workshops on hunting and fishing techniques. The 

Alliance also offers opportunities for youth, women, and veterans to learn how to 

hunt and fish. Fishing will occur in both the river and the constructed pond on the 

property. Released pheasants and other game species will be hunted in the restored 

grassland and forests.  

 

22. Enhances economic development that relies on recreation and ecotourism. 
 

The property will offer multiple outlets for recreation and ecotourism including 

hiking, hunting, fishing, and birding. The Alliance will draw people to the area by 

hosting annual fishing tournaments and pheasant hunts. In addition, the site has 

high potential to host tours by the Biggest Week in American Birding during spring 

migration. The birding festival is a huge and expanding economic boon to our 

region.  

 

23.  Contiguous to existing protected open space. 
 

The site is contiguous to historic canal lands owned by the state of Ohio, on which 

the Buckeye Trail is located. Acquisition of the property will ensure that the scenic 

view from the trail is preserved. In addition, there are multiple protected areas 

within the vicinity along the Maumee River corridor including Mary Jane Thurston 

State Park (1.1 miles to the southeast) and Providence Metropark (1.8 miles to the 

east). These sites are connected by a riparian corridor along the Maumee River, 

allowing wildlife to move between protected areas.  

 

 

24. Site has historical or cultural significance. 
 



The state-owned Miami and Erie Canal and towpath is contiguous with the southern 

portion of the property. The canal once formed a 274 mile waterway between the 

Ohio River and Lake Erie that created opportunities for trade in the late 1800’s and 

early 1900’s. Only pieces of the canal remain today. Protection of the property will 

preserve the authenticity of the canal’s undeveloped surroundings and provide a 

scenic view for visitors following the towpath as they hike the Buckeye Trail. In 

addition, riverside corridors were important areas to Native American tribes and 

this property likely served as a fishing and hunting site for indigenous tribes for 

many hundreds of years. 

 

25. Preserves or restores coastal area, Black Swamp, or Oak Openings Region. 
 

The site is located within the historic Great Black Swamp. Acquisition of the 

property and instatement of the conservation easement will permanently protect 42 

acres of forested wetland characteristic of the Great Black Swamp, including 38 

acres of forested floodplain designated by the National Wetlands Inventory as well 

as 4 acres of additional vernal pools. 

 

26. Provides facilities for public access and use 
 

After purchase and restoration of the property, the property will be open to the 

public year-round and on every day of the week. Independent of this grant funding, 

the Alliance will construct a nature center and parking lot on the property for public 

use. Trails will be created for passive recreation and a boat launch will provide 

access to the river for fishers and paddlers. 

 

 

Part III 

 

1. Percentage of Clean Ohio Matching Funds: 

 

The total project cost is $560,900. Because we have negotiated a generous bargain sale 

with the landowner, we are only seeking $315,900 in Clean Ohio Funds (56%). 

 

2.  Level of funding provided by other sources: 
 

$245,000, 44% in private funds is being contributed via bargain sale. 

 

3.  Documented Support: 

 

Please see Attachments I 

 

 Local Political Subdivision – Resolutions of Support from Henry County 

Commissioners and Washington Township Trustees.  

 

 Community Organizations – Letters of support from Henry County Park District, 

Village of Deshler, Sons of the American Legion. 

 



 Conservation Organizations – Letters of support from Henry County Soil and

Water Conservation District, Pheasants Forever.

 State Agencies – Letter of support from Representative Jim Hoops.

 Other – Letters of support from Black Swamp Conservancy (partner

organization), Wood County Commissioners (neighboring county)

4. Level of Conservation Coordination with other Clean Ohio Fund projects in 
other OPWC districts.

This is a joint project with the Clean Ohio Trails Program through the Conservancy’s 
work with the Buckeye Trail Association. Protection of this property will preserve the 
scenic viewshed along this stretch of the trail. The Buckeye Trail is a statewide trail 
system that has used Clean Ohio Trail funding to accomplish various trail related projects 
in other districts across the state.

5. Extent of public access once project is completed:

After a period of restoration, the property will be open to the public every day of the week 

for fishing, hiking, and other passive recreation. There will be no cost for admission. The 

Alliance will also host special events for environmental education and hunting.   

6. Operation and Maintenance once project is completed:

The Henry Wood Sportsman's Alliance will own and manage the property. Black Swamp 

Conservancy will hold a conservation easement complementary of and in addition to 

Clean Ohio Deed restrictions.  

Henry-Wood Sportsman’s Alliance has the expertise and funding necessary to restore and 

maintain the property. The Alliance has advised private landowners on more than 30 

projects to improve wildlife habitat and restore native vegetation. After acquisition of the 

property, the Alliance will create a detailed plan for restoration of the property. Black 

Swamp Conservancy, a project partner, will assist with a restoration design for the 

property and will perform annual monitoring of the property to ensure the terms of the 

conservation easement are being upheld. 

The Purchase Agreement for the property (Attachment M) negotiated a stewardship fee of 

$12,500 each to the Alliance and the Conservancy for future property maintenance and 

easement defense. In addition, the Alliance has already raised over $60,000 to fund the 

restoration and maintenance of the property. 

7. Project Management Experience of similar or related projects:

Henry-Wood Sportsman’s Alliance has assisted more than 30 landowners with funding 

and planning native plantings and wildlife habitat improvements since 2014. The Alliance 

has the expertise to plan and carry out similar restoration on their own property following 

acquisition. 

Black Swamp Conservancy is partnering with the Alliance to protect the property and will 

hold a conservation easement on the property. Black Swamp Conservancy has 



completed more than 10 Clean Ohio projects within the past 10 years. The Conservancy 

currently holds over 135 conservation easements, owns five public nature preserves, and 

has partnered with many park districts, townships and municipalities to establish public 

parks and preserves throughout the region for the benefit of Ohioans. 

8. Community Planning:

Protection of this property is consistent with and will further the goals of the

following comprehensive open-space plans: 

 The Henry County Comprehensive Plan

The Plan identifies a goal of encouraging the use of natural buffers along

waterways and preserving areas of natural significance. The property falls within

an area the Plan identifies as the fastest growing part of the county.

 Ohio Scenic Rivers Act

The Maumee River is designated as a State Scenic and Recreational River.  The

Scenic Rivers Program, now under authority of ODNR Division of Natural Areas

& Preserves, strives to protect high quality riparian corridors and streamside

forests within designated rivers.

 Audubon Important Bird Area

The National Audubon Society has designated the Lower Maumee River Corridor

as an important bird area.  The corridor serves as both a migratory pathway for

land birds and a source of open water in the winter where gulls and bald eagles

congregate to feed.

 Black Swamp Conservancy Strategic Conservation Plan

The Conservancy’s Strategic Conservation Plan prioritizes the protection of

riparian corridors, especially along the Maumee River, due to their importance for

water quality and wildlife habitat.

9. Natural Resource Viability

This project will expand and improve aquatic and terrestrial habitat in an area known to 

support two state endangered species, blue-spotted salamander and northern harrier (see 

Attachment H2). Species records for the site also include a state-threatened species, the 

eastern harvest mouse, and six state species of concern, and a state species of special 

interest.   

The project protects Great Black Swamp habitat such as riparian forested wetland and 

vernal pools, important examples of Ohio’s natural heritage. These biological 

communities have been threatened by conversion of land for agricultural and residential 



use. The property contains high quality forested wetland that supports a diversity of 

species. 

 

10. Financial readiness to proceed 

 

All match is being provided via bargain sale, which has already been negotiated and is 

under contract. 

 

11. Project addresses a situation where action must be taken now or opportunity 

will be lost forever 
 

The seller has given us a limited timeframe for purchasing the property (see Attachment 

M). The property is located in one of the fastest-growing parts of Henry County, as 

identified in the 2017 Henry County Hazard Mitigation Plan. Should the Alliance be 

unable to secure funding before July 2020, the property will be listed for sale. In such 

event, the property would likely be purchased by a developer and developed for 

residential use.  

 



Attachment D: Governing Body Authorization



Attachment E: CFO Certification 



Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri
China (Hong Kong), Esri Korea, Esri (Thailand), NGCC, © OpenStreetMap contributors, and the
GIS User Community
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 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS,
AeroGRID, IGN, and the GIS User Community
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 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS,
AeroGRID, IGN, and the GIS User Community

0 180 36090
Meters

4

Legend
Property Line
State-owned Canal Lands
Maumee River
Wetlands designated by National Wetlands Inventory
Vernal Pools

Attachment F5: Water Resources



Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2019
Page 1 of 5

45
89

30
0

45
89

40
0

45
89

50
0

45
89

60
0

45
89

70
0

45
89

80
0

45
89

90
0

45
90

00
0

45
90

10
0

45
90

20
0

45
90

30
0

45
89

30
0

45
89

40
0

45
89

50
0

45
89

60
0

45
89

70
0

45
89

80
0

45
89

90
0

45
90

00
0

45
90

10
0

45
90

20
0

256200 256300 256400 256500 256600 256700 256800 256900 257000 257100 257200 257300 257400 257500 257600 257700

256100 256200 256300 256400 256500 256600 256700 256800 256900 257000 257100 257200 257300 257400 257500 257600 257700

41°  25' 39'' N
83

° 
 5

5'
 6

'' W
41°  25' 39'' N

83
° 
 5

3'
 5

5'
' W

41°  25' 5'' N

83
° 
 5

5'
 6

'' W

41°  25' 5'' N

83
° 
 5

3'
 5

5'
' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 17N WGS84
0 350 700 1400 2100

Feet
0 100 200 400 600

Meters
Map Scale: 1:7,570 if printed on A landscape (11" x 8.5") sheet.

Soil Map may not be valid at this scale.

Attachment F6: Soil Map



MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Hydric (100%)

Hydric (66 to 99%)

Hydric (33 to 65%)

Hydric (1 to 32%)

Not Hydric (0%)

Not rated or not available

Soil Rating Lines
Hydric (100%)

Hydric (66 to 99%)

Hydric (33 to 65%)

Hydric (1 to 32%)

Not Hydric (0%)

Not rated or not available

Soil Rating Points
Hydric (100%)

Hydric (66 to 99%)

Hydric (33 to 65%)

Hydric (1 to 32%)

Not Hydric (0%)

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:15,800.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Henry County, Ohio
Survey Area Data: Version 14, Sep 17, 2018

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Oct 5, 2011—Mar 21, 
2012

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Hydric Rating by Map Unit—Henry County, Ohio
(Henry Wood SA)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2019
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Hydric Rating by Map Unit

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

DyA Digby loam, 0 to 2 
percent slopes

10 1.0 0.9%

FsA Fulton loam, 0 to 2 
percent slopes

5 12.1 10.9%

FuA Fulton silty clay loam, 0 
to 2 percent slopes

5 12.7 11.5%

FuB Fulton silty clay loam, 2 
to 6 percent slopes

0 4.5 4.1%

Gm Genesee loam 0 2.0 1.8%

HkA Haskins fine sandy 
loam, 0 to 2 percent 
slopes

5 2.5 2.2%

HlA Haskins loam, 0 to 2 
percent slopes

5 3.7 3.3%

LwC2 Lucas silty clay loam, 6 
to 12 percent slopes, 
moderately eroded

0 1.9 1.7%

LxC3 Lucas silty clay, 6 to 12 
percent slopes, 
severely eroded

0 5.7 5.1%

LxE3 Lucas silty clay, 12 to 45 
percent slopes, 
severely eroded

0 1.9 1.8%

NtA Nappanee silty clay 
loam, 0 to 2 percent 
slopes

5 12.7 11.4%

RfA Rimer loamy fine sand, 
0 to 2 percent slopes

5 9.3 8.4%

RmA Rimer loamy fine sand, 
stratified substratum, 
0 to 2 percent slopes

5 0.6 0.5%

Sh Shoals silt loam 5 5.4 4.9%

So Sloan silty clay loam 90 33.1 29.9%

Tt Toledo silty clay, 0 to 1 
percent slopes

93 1.8 1.6%

W Water 0 0.0 0.0%

Totals for Area of Interest 110.7 100.0%

Hydric Rating by Map Unit—Henry County, Ohio Henry Wood SA

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2019
Page 3 of 5



1. Drone photo of the property's 33 acres of agricultural fields, 22 acre upland woods, and 43 acres of riparian forest along the

Maumee State Scenic and Recreational River

2. Drone photo of the Property's riparian forest looking south towards the Maumee State Scenic and Recreational River.

Attachment G: Photos



3. Drone photo of the property's riparian forest from above the Maumee State Scenic and Recreational River. US-24 and the route 

of the historic canal lands are visible to the north of the riparian forest.  

4. Drone photo showing the upland forest and fields north of Old US-24 and east of Township Road 2b.   



1. Representative photo of woods. 

2. Representative photo of upland woods.  



3. Scenic view of woods from Old US-24. 



Ohio Division of Wildlife 
Michael R. Miller, Chief 

2045 Morse Rd., Bldg. G 
Columbus, OH 43229-6693 

Phone: (614) 265-6300 

9 October 2018 

Christopher Dickey 
Black Swamp Conservancy 
PO Box 332 
Perrysburg, OH 43552 

Dear Mr. Dickey, 

Per your request, I have e-mailed you a set of shapefiles with our Natural Heritage Program 
data for the Henry Wood Sportsman’s Alliance Riparian Forest Protection project, including a one mile 
radius, in Washington Township, Henry County, Ohio.  This data will not be published or distributed 
beyond the scope of the project description on the data request form.  We have no records for rare or 
endangered species in the project area, including a one mile radius, and we are unaware of any unique 
ecological sites, geologic features or animal assemblages. 

The managed areas layer includes state, federal and county lands, as well as areas owned by 
non-profits, museums and other entities.  Managed areas are sites under formal protection for their 
natural resources.  Please be aware that this layer may not be complete and we are continually 
updating it as new information becomes available to us. 

A layer showing state designated scenic rivers is also included.  If this project is located within 
1000 feet of a state designated scenic river, the approval of the ODNR Director may be required in 
accordance with Ohio Revised Code section 1547.82.  Please contact Scenic Rivers Program Manager 
Bob Gable at 614-265-6814 for further information. 

Our inventory program has not completely surveyed Ohio and relies on information supplied by 
many individuals and organizations.  Therefore, a lack of records for any particular area is not a 
statement that rare species or unique features are absent from that area.  This letter only represents a 
review of rare species and natural features data within the Ohio Natural Heritage Database.  It does not 
fulfill coordination under the National Environmental Policy Act (NEPA) or the Fish and Wildlife 
Coordination Act (48 Stat. 401, as amended; 16 U.S. C. 661 et seq.) and does not supersede or 
replace the regulatory authority of any local, state or federal agency nor relieve the applicant of the 
obligation to comply with any local, state or federal laws or regulations. 

Please contact me at 614-265-6818 if I can be of further assistance. 

Sincerely, 

Debbie Woischke 
Ohio Natural Heritage Program 

!ǘǘŀŎƘƳŜƴǘ IмΥ bŀǘǳǊŀƭ IŜǊƛǘŀƎŜ 5ŀǘŀōŀǎŜ [ŜǘǘŜǊ
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Highlight



10/24/2019
Black Swamp Conservancy Mail - Fwd: Species list

Elisabeth Anderson <eanderson@blackswamp.org>

Fwd: Species list
2 messages

Rob Krain <director@blackswamp.org> Tue, Jul 30, 2019 at 7:53 AM
To: Elisabeth Anderson <eanderson@blackswamp.org>

-------- Original message --------
From: Troy.Reimund@dnr.state.oh.us
Date: 7/29/19 2:38 PM (GMT-05:00)
To: carsong <carsong@frontier.com>
Subject: Species list

Hi Greg,

Here is the species list I compiled for the property you guys are looking to purchase.  This is not an exhaustive list since there are many plants that can only be detected or identified at certain times of the 
year.  Also, with migrations there is an endless list of bird species that might use the property only at certain times of the year like certain migrating warblers.  We identified as many plants and trees as we 
could and noted any wildlife we observed.  I then added a bunch of species of wildlife that I know use the area regularly or at least annually.  These are the same species I commonly see at my property.  I 
only listed waterfowl that actually use the land or trees along the river rather than all the species that are found on the river.  If you need anything else let me know.

Thanks,

Troy

Troy Reimund

Wildlife Officer Supervisor

   Wildlife District Two

ODNR Division of Wildlife: More than 140 years of professional fish and wildlife management in Ohio. Learn more at wildohio.gov

This message is intended solely for the addressee(s). Should you receive this message by mistake, we would be grateful if you informed us that the message has been

sent to you in error. In this case, we ask that you delete this message and any attachment from your mailbox, and do not forward it or any part of it to anyone else.

Thank you for your cooperation and understanding.

Please consider the environment before printing this email.

https://mail.google.com/mail/u/0?ik=04221c2fe7&view=pt&search=all&permthid=thread-f%3A1640484150459446804&dsqt=1&simpl=msg-f%3A1640484150459446804&simpl=msg-a%3Ar25059411694… 

1/4

952 Lima Ave.

Findlay, OH  45840

Office: 419-429-8330

Cell: 419-345-7727

Fax: 419-422-4875

Email: troy.reimund@dnr.state.oh.us

Attachment H2: Species List
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Maumee River Riparian Protection 
Species List 

 
Plant species: 114 

1. false nettle 
2. wood nettle  
3. yellow coneflower 
4. black-eyed Susan 
5. queen Anne’s lace 
6. flea bane 
7. grass leaf goldenrod 
8. winged loosestrife 
9. Torrey’s rush 
10. wool grass 
11. common boneset 
12. blue vervain 
13. slender rush 
14. narrow leaf mountain mint 
15. wild cucumber 
16. sweet cicely 
17. Virginia waterleaf 
18. river bank rye 
19. nannyberry 
20. wild geranium 
21. toadshade 
22. Gray’s sedge 
23. Frank’s sedge 
24. squarrose sedge 
25. fox sedge 
26. fowl manna grass 
27. bugle weed 
28. green headed coneflower 
29. water hemlock 
30. Jack-in-the-pulpit 
31. black berry 
32. wingstem 
33. pennywort 
34. brown-eyed Susan 
35. milkweed 
36. violet 
37. dark green bulrush 
38. Davis’ sedge 
39. daylily 
40. jewelweed 
41. white snakeroot 
42. wild ginger 
43. Virginia wildrye 



44. Soloman’s seal 
45. knotting fescue 
46. blue wood aster 
47. thimble weed 
48. wild coffee 
49. tall ironweed 
50. native rose 
51. smooth bromegrass 
52. American germander 
53. white vervain 
54. sedge 
55. New England aster 
56. Wood reed grass 
57. allium sp. 
58. white sweet clover 
59. enchanter’s nightshade 
60. mayapple 
61. whitegrass 
62. Virginia knotweed 
63. common greenbrier 
64. black raspberry 
65. black snakeroot 
66. pasture thistle 
67. bottlebrush grass 
68. reed canary grass 
69. Virginia creeper 
70. American bittersweet 
71. trumpet creeper 
72. indian hemp 
73. Bergamot 
74. sweet joe pye weed 
75. tall goldenrod 
76. white avens 
77. poison ivy 
78. grape vine 
79. Chicory 
80. cabbage white butterfly 
81. smooth sumac 
82. pussy willow 
83. pawpaw 
84. cottonwood 
85. blackhaw viburnum 
86. American bladdernut 
87. hop-hornbeam 
88. sycamore 
89. box elder 
90. hackberry 
91. Ohio buckeye 



92. American basswood 
93. shagbark hickory 
94. spice bush 
95. hawthorn 
96. Eastern redbud 
97. sugar maple 
98. honey locust 
99. wild black cherry 
100. pin oak 
101. common prickly-ash 
102. black walnut 
103. swamp white oak 
104. shellbark hickory 
105. shagbark hickory 
106. bitternut hickory 
107. roughleaf dogwood 
108. green ash 
109. chinkapin oak 
110. red oak 
111. white oak 
112. American elm 
113. butternut 
114. burr oak 

 

 

Amphibian species: 10 

1. eastern cricket frog- Ohio Species of Concern 
2. blue spotted salamander- State Endangered Species 
3. Wood frog 
4. Leopard frog 
5. pickerel frog 
6. gray tree frog 
7. American toad 
8. chorus frog 
9. green frog 
10. bull frog 

 

Reptile species: 5 

1. eastern garter snake 
2. northern water snake 
3. common snapping turtle 
4. eastern spiny softshell turtle 
5. midland painted turtle 



 

Mammal species: 29 

1. gray fox- Ohio Species of Concern 
2. big brown bat- Ohio Species of Concern 
3. American badger- Ohio Species of Concern 
4. eastern harvest mouse- Ohio Threatened Species 
5. fox squirrel 
6. eastern chipmunk 
7. red squirrel 
8. southern flying squirrel 
9. woodchuck 
10. red fox 
11. coyote 
12. whitetail deer 
13. eastern cottontail rabbit 
14. beaver 
15. muskrat 
16. raccoon 
17. Virginia opossum 
18. river otter 
19. mink 
20. long-tailed weasel 
21. short-tailed weasel 
22. striped skunk 
23. eastern mole 
24. northern short-tailed shrew 
25. meadow vole 
26. house mouse 
27. deer mouse- Ohio Species of Concern 
28. white-footed mouse 
29. Norway/ brown rat 

 

Bird species: 58 

1. brown creeper- Ohio Species of Special Interest 
2. northern harrier- State Endangered Species 
3. sharp-shinned hawk- Ohio Species of Concern 
4. eastern wild turkey 
5. American crow 
6. pileated woodpecker 
7. Canada goose 
8. mallard 
9. wood duck 
10. bald eagle  
11. osprey 
12. great blue heron 



13. great egret 
14. green heron 
15. herring gull 
16. ring-billed gull 
17. double-crested cormorant 
18. American woodcock 
19. mourning dove 
20. Northern flicker 
21. downy woodpecker 
22. hairy woodpecker 
23. gray catbird 
24. wood thrush 
25. cedar waxwing 
26. northern cardinal 
27. tufted titmouse 
28. scarlet tanager 
29. horned lark 
30. American goldfinch 
31. black capped chickadee 
32. white-breasted nuthatch 
33. ruby-throated hummingbird 
34. Baltimore oriole 
35. brown headed cow bird 
36. common grackle 
37. eastern bluebird 
38. oven bird 
39. tree swallow 
40. song sparrow 
41. house finch 
42. house sparrow 
43. chipping sparrow 
44. turkey vulture 
45. red tailed hawk 
46. coopers hawk 
47. American kestrel 
48. barred owl 
49. great horned owl 
50. eastern screech owl 
51. pee wee 
52. American robin 
53. blue jay 
54. red bellied woodpecker 
55. indigo bunting 
56. red winged blackbird 
57. eastern kingbird 
58. belted kingfisher 

 



Lepidopteran species: 5 

1. summer azure 
2. common swift moth 
3. Cabbage white butterfly 
4. monarch 
5. Tiger swallowtail 
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To Whom it May Concern, 

I am writing to express my support for, and professional opinion on the Maumee River Riparian Forest 

Protection Project that the Henry-Wood Sportsman’s Alliance is hoping to undertake. This is a great 

opportunity to protect nearly 100 acres of along the Maumee River, much of it in mature riparian forest 

that helps reduce nutrient runoff and soil erosion. This project would help protect the Western Lake Erie 

Watershed, provide recreational opportunities to the public, and provide important wildlife habitat.  

As a wildlife biologist, I understand the importance of protecting riparian systems. Riparian zones along 

rivers and creeks provide habitat for many species like wood ducks, warblers, deer, turkey, and so much 

more. Likewise, in an increasingly fragmented landscape, protected riparian corridors facilitate 

movement and dispersal of many species and increase habitat connectivity.  

Those of us who live in Northwest Ohio know that land that is open to the public is not widely available. 

Since the land for this project would be open to the public, it would provide recreational opportunities 

for nature lovers of all kinds.  

As a Farm Bill Biologist, I work closely with landowners to reestablish riparian buffers on land that has 

been farmed for decades. Establishing trees is a slow process, and tree survival is low for the first few 

years. It is certainly much more cost effective and prudent to protect established riparian forests like 

this one now than it would be to fix the problem down the road.  

I fear that if this land is not protected now. It will be quickly swallowed up by development, only 

exacerbating the degradation of the water of Lake Erie and quality of life for Ohioans.   

 

Thank you for your time and consideration! 

 

Sincerely, 

 

Jacob McClain 

Pheasants Forever  

Farm Bill Wildlife Biologist (Williams, Fulton, Henry, Defiance) 
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DECLARATION OF RESTRICTIONS 

This Declaration of Restrictions (this “Declaration”) is made on this ___ day of _____________ 20__by 
Henry-Wood Sportsmen Alliance, an Ohio Not for Profit Corporation; the “Declarant”. 

Recitals: 

A. Declarant owns certain property located in Henry, County, Ohio as more particularly described on
Exhibit A attached hereto and made a part hereof (the “Property”). 

B. Declarant applied for and has received a grant from the State of Ohio, acting by and through the Director
of the Ohio Public Works Commission (“OPWC”), pursuant to Ohio Revised Code §164.20 et seq. (the “Grant”). In 
connection with Declarant’s application for the Grant, Declarant proposed to use the Grant funds either for open 
space acquisition and related development or to protect and enhance riparian corridors, as set forth more specifically 
in its application. 

C. As a condition to Declarant’s receipt of the Grant, Declarant has agreed to restrict the use of the Property
as set forth in this Declaration, with the intent that such restrictions run with the land. 

NOW, THEREFORE, for valuable consideration, the receipt and sufficiency of which are hereby 
acknowledged, Declarant, for itself and its successors and assigns as owners of the Property, hereby agrees as 
follows: 

§1. Use and Development Restrictions. Declarant hereby agrees, for itself and its successors and assigns
as owners of the Property, that the Property shall be subject to the following: 

The property shall be utilized as a nature preserve in perpetuity and shall be used only for the preservation, 
restoration, and management of open space and habitat, education and public access.  

Use of the property may include construction and maintenance of trails boardwalks, small-scale structures to 
enhance the opportunity for non-intensive outdoor recreation and property maintenance including but not limited to, 
hunting blinds; tree stands; scenic overlook deck; benches for seating; trail markers; small unlighted informational 
and interpretive signs; trail improvements such as steps, footbridges, platforms and railings; wells and springs for 
freshwater supply; wildlife observation stations; a canoe/kayak boat launch;  and a parking area. Use of the property 
for education and public access, and construction of improvements listed above shall be allowed only to the extent 
that such activities do not impair the property’s natural or biological resources.   

The property requires restoration activities that may include significant earthmoving and re-vegetation. The 
Declarant explicitly retains the right to disturb the surface of the property for the purpose of restoring land currently 
in agricultural production to natural habitat.  

§2. Perpetual Restrictions. The restrictions set forth in this Declaration shall be perpetual and shall run
with the land for the benefit of, and shall be enforceable by, OPWC. This Declaration and the covenants and 
restrictions set forth herein shall not be amended, released, extinguished or otherwise modified without the prior 
written consent of OPWC, which consent may be withheld in its sole and absolute discretion. 

§3. Enforcement. If Declarant or its successors or assigns as owner of the Property should fail to observe
the covenants and restrictions set forth herein the Declarant or its successors or assigns, as the case may be, shall pay 
to the OPWC upon demand both: 1)  all grant funds disbursed to the Declarant, and 2) liquidated damages equal to 
one hundred percent (100%) of the funds disbursed by the OPWC together with interest accruing at the rate of six 
percent (6%) per annum from the date of Declarant’s receipt of the Grant. Declarant acknowledges that such sum is 
not intended as, and shall not be deemed, a penalty, but is intended to compensate for damages suffered in the event 
a breach or violation of the covenants and restrictions set forth herein, the determination of which is not readily 
ascertainable. OPWC shall have the right to enforce, by any proceedings at law or in equity, all restrictions, 
conditions and covenants set forth herein. Failure by OPWC to proceed with such enforcement shall in no event be 
deemed a waiver of the right to enforce at a later date the original violation or a subsequent violation. 
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§4. Restriction on Transfer of the Property. Declarant acknowledges that the Grant is specific to 
Declarant and that OPWC’s approval of Declarant’s application for the Grant was made in reliance on Declarant’s 
continued ownership and control of the Property. Accordingly, Declarant shall not voluntarily or involuntarily sell, 
assign, transfer, lease, exchange, convey or otherwise encumber the Property without the prior written consent of 
OPWC, which consent may not be unreasonably withheld.  
 

§5. Separability. Each provision of this Declaration and the application thereof to the Property are hereby 
declared to be independent of and severable from the remainder of this Declaration. If any provision contained 
herein shall be held to be invalid or to be unenforceable or not to run with the land, such holding shall not affect the 
validity or enforceability of the remainder of this Declaration. 
 

§6. Notices. Notices or other communication hereunder shall be in writing and shall be sent certified or 
registered mail, return receipt requested, or by other national overnight courier company, or personal delivery. 
Notice shall be deemed given upon receipt or refusal to accept delivery. Each party may change from time to time 
their respective address for notice hereunder by like notice to the other party. The notice addresses of the parties are 
as follows:  

 
Declarant:   Henry-Wood Sportsmen Alliance 
      P.O. Box 55 
      Grand Rapids, OH 43552 
 
 
OPWC:  Ohio Public Works Commission 

 65 East State Street, Suite 312 
 Columbus, Ohio 43215 
 Attn: Director 

 
§7. Governing Law. This Declaration shall be governed by, and construed in accordance with the laws of 

the State of Ohio. 
 
 
 
IN WITNESS WHEREOF, the Declarant has caused this Declaration of Restrictions to be executed this __ day of 
_______, 20__. 
 

DECLARANT: 
 
___________________________________ 
 
By:  
Name:  
Title:  
 

STATE OF OHIO             ) 
) SS 

COUNTY OF ____________) 
 

The foregoing instrument was acknowledged before me this ____ day of ________, 20____, by 
_______________________________, the _________________ of ______________________, a 
______________________, on behalf of the ___________________. 
 
       ______________________________ 

Notary Public 
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CONSERVATION EASEMENT 

THIS CONSERVATION EASEMENT is made this ____day of _____________________, 

2020, by HENRY-WOOD SPORTSMANS ALLIANCE, an Ohio nonprofit corporation whose 

address is P.O. Box 55, Grand Rapids, Ohio, 43522 (“Grantor”), in favor of THE BLACK SWAMP 

CONSERVANCY, an Ohio nonprofit corporation whose address is P.O. Box 332, Perrysburg, 

Ohio, 43552-0332 (“Grantee”) (collectively, the “Parties”). 

WHEREAS, Grantor is the sole owners in fee simple of certain real property located in 

Washington Township, Henry County, Ohio (the “Property”), which is more particularly described 

on Exhibit A attached hereto and made a part hereof; and 

WHEREAS, the Property consists of approximately 99.1 acres of undeveloped land, a 

portion of which is farmed (“Agricultural Area”) and a portion of which is woodlands (the “Natural 

Area”), as depicted on Exhibit B attached hereto and made a part hereof; and 

WHEREAS, the Property is located approximately 3,875 linear feet of wooded frontage on 

the Maumee State Scenic and Recreational River; and  

WHEREAS, much of the shoreline and other land in close proximity to the Maumee State 

Scenic and Recreational River is in residential or agricultural use; and  

WHEREAS, the immediate area in which the Property is situated is under pressure from 

residential development and conversion to agricultural use; and 

WHEREAS, the Property contains vernal pool wetlands with outstanding natural resources, 

diverse wildlife and plant habitat and other water bodies, and unique natural features; and 

WHEREAS, the Property serves as important habitat for waterfowl, shorebirds and 

songbirds, reptiles, amphibians and wetland invertebrates; and 

WHEREAS, the Property is on the Maumee State Scenic and Recreational River and in the 

Maumee River watershed, which has ecological importance as wildlife and fisheries habitat; and 
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development of the Property in excess of that allowed in this Conservation Easement would have an 

adverse effect on the ecology of the area for the aforementioned species and uses; and 

 

WHEREAS, A number of State-listed species of flora and fauna have been observed on the 

property, including but not limited to northern harrier and blue-spotted salamander, which are both 

listed as Ohio Endangered Species, and the eastern harvest mouse, an Ohio Threatened Species; and  

 

WHEREAS, Section 1531.25 of the Ohio Revised Code recognizes the need to protect 

native wildlife designated as endangered and Section 164.22 (A) (3) of the Ohio Revised Code 

stresses the importance of the protection of habitat for rare, threatened, and endangered species or the 

preservation of high quality, viable habitat for plant and animal species; and 

 

WHEREAS, the Property contains habitats that support a variety of flora and fauna and 

preservation of the Property protects a relatively natural community of plants and wildlife; and  

 

WHEREAS, this Conservation Easement will yield a significant public benefit inasmuch as 

the functions of wetlands include water storage and reduction of water’s erosive potential, reduction 

of flood damage, serving as a natural water filtration system and being among the most biologically 

productive natural ecosystems in the world; and  

 

WHEREAS, by granting and accepting a conservation easement over the Property the Parties 

are furthering the State of Ohio’s conservation policies to preserve and protect natural areas; and 

 

WHEREAS, conservation of the Property preserves open space where the preservation is 

pursuant to clearly delineated government conservation policies including Ohio’s conservation 

easement statutes, Sections 5301.67 through 5301.70 of the Ohio Revised Code; and 

 

WHEREAS, preservation of the Property also furthers those governmental policies 

established by: (a) the Clean Ohio Fund programs, including the Greenspace Program that helps fund 

the permanent protection of natural areas; and (b) the Henry Soil and Water Conservation District, a 

political subdivision of the state of Ohio established under Chapter 1515 of the Ohio Revised Code; 

and 

  

WHEREAS, the Property possesses the foregoing natural and open-space values 

(collectively, “Conservation Values”), which are of great importance to Grantors, the people of  

Washington Township and Henry County, Ohio, and the people of the State of Ohio; and  

 

 

WHEREAS, the Parties agree that management of the Property as limited hereby and in a 

manner that protects a relatively natural habitat of fish, wildlife and plants and conserves significant 

wildlife values, special natural features and areas of high public values, is consistent with the goals 

of this conservation easement; and 

 

WHEREAS, Grantee is a charitable organization organized for the preservation of land areas 

for public outdoor recreation or education, or scenic enjoyment, the preservation of historically 



important land areas or structures, and the protection of natural environmental systems according to 

Section 5301.69(B) of the Ohio Revised Code and as such is entitled to acquire and hold 

conservation easements for the purposes set forth herein; and 

 

WHEREAS, Grantee is a publicly supported, tax-exempt nonprofit organization 

incorporated under the laws of the State of Ohio which is qualified under Sections 501(c)(3) and 

170(h) of the Internal Revenue Code of 1986, 26 U.S.C. Section 1361 et seq., and whose primary 

purpose is the protection, preservation and enhancement of undeveloped land in northwest Ohio to 

protect the aesthetic, agricultural, recreational, cultural, educational, scientific and natural resources 

thereof; and 

 

WHEREAS, Section 5301.67 of the Ohio Revised Code provides in relevant part for the 

creation of conservation easements for “the public purpose of retaining land, water, or wetland areas 

predominantly in their natural, scenic, open, or wooded condition, including, without limitation, the 

use of land in agriculture”; and 

 

WHEREAS, the Parties intend that this Conservation Easement shall be a “conservation 

easement” as defined in Section 5301.67(A) of the Ohio Revised Code; and 

 

WHEREAS, the Parties recognize the Conservation Values of the Property and share the 

common intent to conserve these values in perpetuity by the conveyance of this Conservation 

Easement to prevent the use or development of the Property for any purpose or in any manner which 

would conflict with the maintenance of the Conservation Values; and 

 

WHEREAS, the Conservation Values and the characteristics, current use, and status of 

improvements on and the development of the Property as of the date of this Conservation Easement 

are further documented in a written “Baseline Documentation Report” dated ________________, 

2020 (the “Baseline Documentation Report”), which the Parties caused to be prepared and which 

report is acknowledged as accurate by the Parties. The Baseline Documentation Report has been 

provided to all Parties and will be used by Grantee to assure that any future changes in the use of the 

Property will be consistent with the terms of this Conservation Easement. However, the Baseline 

Documentation Report is not intended to preclude the use of other evidence to establish the present 

condition of the Property if there is a controversy over its use. 

 

NOW, THEREFORE, for valuable consideration, the receipt and sufficiency of which is 

hereby acknowledged, pursuant to the laws of the State of Ohio, including but not limited to Sections 

5301.67 through 5301.70, inclusive, of the Ohio Revised Code, and to Section 170(h) of the Internal 

Revenue Code of 1986, the Parties hereby agree as follows: 

 

1. Conservation Easement. 

 

  1.1 Grant of Easement. Grantor grants and conveys to Grantee, its successors 

and assigns, an exclusive, perpetual easement in the Property for the benefit of Grantee, exclusively 

for conservation purposes (the “Conservation Easement”). 

   



1.2 Conservation Purpose. The purpose of this Conservation Easement is to 

forever conserve the Property for the following conservation purposes: 

 

(a) To protect in perpetuity the Property’s significant wildlife, open-space and 

ecological values for public benefit; and  

 

(b) To conserve water quality, wetlands, and riparian values of the Property; 

and 

 

(c) To assure the sustained, natural capacity of the Property and its soils and 

water to support healthy and vigorous wildlife and plant growth, maintain healthy 

and biologically diverse land and water that supports a full range of native flora, 

fauna and aquatic communities, and limit adverse ecological impacts; 

 

(d) To preserve open space where the preservation is pursuant to a clearly 

delineated government conservation policy and will yield a significant public benefit, 

including the public benefit of retaining land or water areas predominantly in their 

open condition; and 

 

(e) To ensure that the natural and open-space features of the Property will be 

retained and maintained forever for conservation purposes and to prevent any use or 

change of the Property that will significantly impair or interfere with the Property’s 

conservation values. 

 

The Parties intend that this Conservation Easement will confine the use of the Property to activities 

that are consistent with the purposes of this Conservation Easement and will prohibit and prevent any 

use of the Property that will materially impair or interfere with said purposes. 

   

2.  Grantor’s Obligations. Grantor shall manage, administer, and maintain the Property 

at all times in accordance with the provisions of this Conservation Easement. Grantor’s duties with 

respect to the Property shall include, without limitation, the following (collectively, “Management 

Activities”): 

 

2.1 Providing year-round management of the Property and its natural and open-

space resources in accordance with normal, customary and responsible conservation 

management practices subject to the provisions of this Conservation Easement; 

 

2.2 Maintaining the Property, including without limitation: (a) picking up all 

litter, trash and debris and (b) maintaining fences and other improvements on the Property, if 

any, in good and safe working order; 

 

2.3 Using Grantor’s reasonable efforts to notify Grantee promptly upon the 

occurrence of violations of this Conservation Easement or any material damage or 

destruction occurring on the Property whether to the Property itself or to improvements 

thereto; and 



 

2.4 Meeting with representatives of Grantee at mutually convenient times to 

discuss Management Activities and other matters arising under this Conservation Easement. 

Either party shall have the right to request additional meetings from time to time as such 

party deems reasonably necessary to carry out the purposes of this Conservation Easement. 

 

3. Restricted Uses Of Property. Except as specifically permitted by Sections 4 and 5 

hereof, any activity on or use of the Property inconsistent with the purpose of this Conservation 

Easement is prohibited, including, but not limited to, the following activities or uses: 

 

3.1 It is the intent of the Parties that the whole Property at the time of this 

conveyance shall remain in unified ownership, which may be joint or undivided, but without 

division, partition, subdivision, or other legal or de facto creation of lots or parcels in separate 

ownership. The Property may be conveyed only in its entirety as a single parcel, regardless of 

whether it consists of or was acquired as separate parcels or is treated as separate parcels for property 

tax or other purposes. 

 

3.2 No development shall occur on the Property. No residential, commercial or 

industrial activities shall occur on the Property, including any commercial recreational use of the 

Property within the meaning of Section 2031(c) of the Internal Revenue Code of 1986 or the 

comparable provision of any future United States Internal Revenue Law, or any regulations 

promulgated in accordance with such sections. 

   

3.3 No new rights-of-way, easements of ingress or egress, driveways or roads 

shall be constructed, developed or maintained into, on, or across the Property. 

 

3.4 No signs, billboards or outdoor advertising shall be erected, displayed or 

maintained on the Property. 

 

3.5 No trash, garbage, refuse, vehicle bodies or parts, rubbish, junk, toxic or 

hazardous waste or unsightly or offensive materials of any kind, shall be placed, collected, stored, 

dumped, buried, or permitted to remain on the Property by Grantor or by persons or entities using or 

occupying the Property with Grantor’s authorization, whether pursuant to a lease agreement or 

otherwise. 

 

3.6 No disturbance of the surface of the Property shall occur, including, but not 

limited to: filling; excavating; rutting due to vehicle use; removing topsoil, sand, gravel, rocks or 

minerals; or changing the topography of the land in any manner, except as may be reasonably 

necessary to carry out uses permitted on the Property under the terms of this Conservation Easement.  

 

3.7 No surface mining of subsurface oil, gas, or other minerals shall be permitted 

on the Property.  

 

 



3.9 No removal, destruction, cutting, trimming or mowing of any trees or other 

vegetation, living or dead; provided, however, Grantors shall be entitled to cut dead trees for 

Grantor’s personal, but not commercial, use as firewood to be burned on the Property. 

 

3.10 No buildings, structures or other improvements shall be constructed, created, 

erected or moved onto the Property. 

 

3.11 No manipulation, alteration or destruction of natural water courses, wetlands 

or other water bodies shall occur, nor shall activities be conducted on the Property which could alter 

the natural water level or flow. 

 

3.12 No distribution of water shall be permitted that would impair the long-term 

natural capacity of the Property to support wildlife, fish and plant growth, the open space character of 

the Property or the Conservation Values of the Property. 

 

3.13 No use of the Property for agricultural purposes, including, but not limited to, 

pasturing of livestock. 

 

3.14 The operation of motor vehicles on the Property is prohibited; provided, 

however, that the operation of motor vehicles shall be permitted only to the extent reasonably 

necessary for activities related to the maintenance, restoration, enhancement or preservation of the 

Property.  

 

3.15 Grantors shall not transfer, encumber, lease, sell, or otherwise separate any 

water, oil, gas or mineral rights from title to the Property. 

 

3.16 Notwithstanding any provision herein to the contrary, impervious surfaces on 

the Property shall not exceed three percent (3%) of the total Property acreage. Impervious surfaces 

include any surface that prohibits the penetration or passage of precipitation or other fluids or liquids 

into the soil and includes, but is not limited to, the footprint of all structures (with or without 

flooring), pavement and concrete.  

 

3.17 In the Agricultural Area only there shall be no: 

 

(a) farming, agricultural or other uses otherwise permitted under this 

Conservation Easement, which result in significant degradation of water quality,  

 

(b) stockpiling animal wastes, compost or loose soil in a manner whereby 

runoff adversely affects water quality; or 

 

(c) farming, agricultural or other uses otherwise permitted under this 

Conservation Easement, which result in significant degradation of soil quality. 

  

4. Permitted Uses Of The Property. Grantor shall retain all rights arising from 

Grantor’s ownership of the Property which are not prohibited by or inconsistent with the provisions 



of this Conservation Easement. Grantor may not, however, exercise these rights in a manner that 

would adversely impact the Conservation Values of the Property. Additionally, Grantor agrees to 

notify Grantee, in writing, prior to undertaking any activity or exercising any reserved right that may 

have a material adverse effect on the conservation purposes of this Conservation Easement. Without 

limiting the generality of the above, the following rights are expressly reserved and Grantor may use 

and allow others to use the Property as follows: 

 

4.1 The right to sell, mortgage, exchange, lease, transfer, bequeath, give or 

otherwise convey the Property, subject to this Conservation Easement.  

 

4.2 The right to name the Property. 

 

4.3 The right to develop, restore maintain or enhance habitat, water resources and 

wetlands on the Property for: (a) wildlife, plants, and native biological communities; and, (b) hiking, 

bird watching, hunting and other permitted recreational activities. 

 

  4.4 The right to plant trees and other vegetation native to the area. 

  

  4.5 The right to control predatory and problem animals by the use of selective 

control techniques. 

 

4.6 The right to utilize the Property for non-commercial recreational or 

educational purposes, including hunting, hiking, and bird watching, which require or cause no 

significant surface alteration or other development of the land. In furtherance of such uses, Grantor 

has the right to construct, maintain, repair, replace and relocate duck blinds, deer and turkey stands, 

gates and wildlife observation platforms on the Property. 

 

  4.6  The right to construct, repair and maintain unptrails and footpaths necessary 

to the use of the Property for hiking, bird watching, hunting and other permitted recreational 

activities; provided, however, that any such trail or footpath shall be constructed and maintained 

exclusively with permeable materials;  

 

  4.7 The right to install, maintain, improve, replace or remove minor, small-scale 

structures to enhance the opportunity for traditional nonintensive outdoor recreation and as necessary 

for the management of such recreation not detrimental to the Conservation Values of the Property, 

including but not limited to, benches for seating; trail markers; small unlighted informational and 

interpretive signs; trail improvements such as steps, footbridges, platforms and railings, and wildlife 

observation stations; and 

 

4.8 The right to install, maintain, improve, replace or one (1) boat dock on the 

Property for personal and/or public recreation purposes. The boat dock may not exceed 30 feet in 

width and shall be situated on the southern Property boundary.   

 

4.9 The use of chemical herbicides, pesticides, rodenticides, fungicides, fertilizers 



and other toxic agents must be limited to prevent any demonstrable adverse impact on flora, fauna, 

waters, and the Conservation Values to be protected by this Conservation Easement. 

 

4.10 Fences may be constructed and maintained, improved, replaced or removed to 

mark boundaries, to secure the Property, or as needed in carrying out activities permitted by this 

Conservation Easement. 

 

4.11 The right to erect and maintain reasonable signs if (a) their placement, 

number, size, and design do not diminish the rural character of the Property and (b) such signs are 

erected or displayed only to: (i) state the name and address of the Property and the name of its owner, 

(ii) identify the Grantee and the Property as being protected by this Conservation Easement, (iii) 

temporarily advertise the Property for sale, lease or rent, (iv) mark boundaries or post the Property to 

control unauthorized use or entry, or (v) provide educational information about the Property’s 

history,  biological features or ecological functions.  

 

4.12 The right to selectively move, prune, trim or cut trees, shrubs or other 

vegetation: (i) as necessary to remove invasive species; (ii) as reasonably necessary to remedy an 

emergency or an unsafe, unsanitary or unhealthy condition; (iii) to control or prevent nuisances, 

hazard, disease or fire; (iv) in connection with the maintenance of structures, paths and other 

improvements permitted under this Conservation Easement; and (vi) incidental to other uses 

specifically authorized herein. 

 

4.13 The right to conduct controlled burns on the Property as necessary in 

connection with the uses permitted by this Conservation Easement. 

 

  4.14  In the Agricultural Area only: 

 

(a) The right to convert and/or restore all or any portion of the 

Agricultural Area to a natural condition (“Converted Land”), after providing 

prior written notice to Grantee of Grantors’ intent to conduct such conversion 

and/or restoration activities; provided, however, that thereafter such 

Converted Land shall be part of the Natural Area for purposes of this 

Conservation Easement and shall not be restored back to Agricultural Area.  

 

(b) The right to construct a deep water pond within the 

Agricultural Area to support game fish species and related recreational 

activities; provided, however, that such deep water pond shall not exceed 

three (3) acres in total size. Any and all emergent wetlands adjacent and 

hydrologically connected to such deep water pond shall not be factored into 

the acreage limitation. 

  

(c) The right to construct one (1) permanent structure within the 

Agricultural Area to be used to store equipment and supplies necessary for 

management of the Property and/or to be used for educational purposes. Said 

structure shall have a footprint no larger than 12,000 sq ft. in size.   



 

(d) The right to construct one (1) parking area within the 

Agricultural Area. Said parking area shall not exceed _one half_ acres in size. 

 

(e) Only as necessary to accomplish activities and uses permitted 

in Sections 4.14 (a), (b), (c), and (d) of this Conservation Easement, the right 

to use placement of soil or fill to change the general topography of the site. 
 

(f) The right to maintain and cultivate the wildlife food plots 

existing on the Property at the time of the execution of this Conservation 

Easement, and to create new wildlife food plots. The Grantor may use native 

and non-native plant species traditionally and commonly used for wildlife 

food plots. Under no circumstances shall such food plots exceed two (2) acres 

in total size. 

 

 5. Conditions to Certain Permitted Uses. The uses permitted under Section 4 hereof 

shall be subject to the following conditions:  

 

5.1 Utility systems and facilities, including but not limited to those necessary to 

providing a source of renewable energy in amounts adequate to supply power for permitted structures 

and improvements, may be installed, maintained, repaired, extended and replaced only to serve uses 

and activities specifically permitted by this Conservation Easement. This includes, without 

limitation, all systems and facilities necessary to provide power, fuel, water, waste disposal and 

communication. Utility systems and facilities shall be installed and constructed with minimal grading 

and disturbance of vegetation. Following installation or construction, the surface shall be timely 

restored to a condition consistent with the conservation purposes of this Conservation Easement. 

 

5.2 The use of non-native plant or animal species in connection with any activity 

or use permitted in this Conservation Easement shall be restricted to those species traditionally and 

prevalently used, those which are not considered to be “invasive species’ by USFWS and/or Ohio 

Department of Natural Resources and those which do not have a negative effect on the Conservation 

Values of the Property or the purposes hereof. 

 

5.3 All controlled burns conducted on the Property in connection with any activity 

or use permitted in this Conservation Easement shall be conducted in accordance with the applicable 

provisions of the Ohio Revised Code, including but not limited to Section 1503.18 thereof, and with 

any applicable rules or regulations promulgated by the Ohio Department of Natural Resources or any 

of its divisions. In addition thereto, controlled burns shall be conducted under the guidance of a 

prescribed fire manager certified by the Ohio Department of Natural Resources, Division of Forestry, 

even if the engagement of a prescribed fire manager is not otherwise required by the aforementioned 

statutes, rules or regulations. 

  

6. Rights Of Grantee. To accomplish the purpose and to assure compliance with this 

Conservation Easement, Grantee shall have the following rights: 

 



6.1 The right to protect and preserve the Conservation Values of the Property, to 

prevent any activity on or use of the Property that is inconsistent with the purpose of this 

Conservation Easement, and to require that Grantor’s reserved rights be exercised in a manner that 

avoids unnecessary harm to the Conservation Values to be protected by this Conservation Easement. 

 

6.2 The right to enter upon the Property at reasonable times to (a) monitor 

compliance with this Conservation Easement; (b) enforce the terms of this Conservation Easement; 

(c) obtain evidence for use in seeking judicial or other enforcement of this Conservation Easement; 

(d) survey or otherwise mark the boundaries of all or part of the Property at all corners and at not less 

than two hundred foot (200) intervals at Grantee’s expense, if necessary, to determine if there has 

been or may be a violation of this Conservation Easement; or (e) otherwise exercise its rights under 

the Conservation Easement.   

 

6.3 The right to prevent Grantor or third persons (whether or not claiming by, 

though, or under Grantor) from conducting any activity on or use of the Property that is inconsistent 

with the protection of the Conservation Values of the Property or this Conservation Easement, and to 

require of Grantor or third persons the restoration of such areas or features of the Property that may 

be damaged by any inconsistent activity or use. 

 

6.4 The right to install and maintain signs or markers on the Property identifying 

Grantee, informing the public and abutting property owners that the Property is under the protection 

of this Conservation Easement, marking the Conservation Easement’s boundaries or as otherwise 

related to the purposes of this Conservation Easement; provided, however, that the number, size and 

location of such signs must be reasonable.  

 

6.5 The right, in Grantee’s sole discretion, to approve activity on or use of the 

Property not inconsistent with the provisions of this Conservation Easement, in order to prevent 

obsolescence of this Conservation Easement, meet unforeseen circumstances or adapt to changing 

conservation practices. 
 

7. Grantee’s Remedies. 

 

7.1 Grantee has the right to enforce this Conservation Easement by proceedings at 

law or in equity, including without limitation the right to require the restoration of the Property to a 

condition in compliance herewith. 

 

7.2 If Grantee determines that Grantor is in violation of the terms of this 

Conservation Easement or that a violation is imminent, Grantee shall give written notice to Grantor 

of such violation and demand cessation of the offending activities and corrective action sufficient to 

cure the violation. Where the violation involves injury to the Property resulting from any use or 

activity inconsistent with the purpose of this Conservation Easement, Grantor shall restore the 

portion of the Property so injured to its prior condition. Grantor shall perform such 

restoration pursuant to and in accordance with a restoration plan prepared by a competent 

professional selected by Grantor subject to the reasonable approval of Grantee. The contents of the 

restoration plan shall be subject to the prior written approval of Grantee, which shall not be 

unreasonably delayed or withheld.  



 

7.3 If Grantee, in its sole discretion, determines that circumstances require 

immediate action to prevent or mitigate significant damage to the Conservation Values of the 

Property, Grantee may pursue its remedies under this provision without prior notice to Grantor or 

without waiting for the period provided for cure to expire. 

 

7.4 If Grantor fails to cure the violation within sixty (60) days after receipt of 

notice thereof from Grantee, or under circumstances where the violation cannot reasonably be cured 

within such sixty (60) day period, fail to begin curing such violation within the sixty (60) day period, 

or fail to continue diligently to cure such violation until finally cured, Grantee may bring an action at 

law or in equity in a court of competent jurisdiction to enforce the terms of this Conservation 

Easement, to enjoin the violation, ex parte as necessary, by temporary or permanent injunction, and 

to require restoration of the Property to the condition that existed prior to any such injury. 

 

7.5 Grantee’s rights under this Section 7 apply equally in the event of either actual 

or imminent violations of the terms of this Conservation Easement. Grantor agrees that Grantee’s 

remedies at law (damages) for any violation of the terms of this Conservation Easement are 

inadequate and that Grantee shall be entitled to the injunctive relief described above, both prohibitive 

and mandatory, in addition to such other relief to which Grantee shall be entitled, including specific 

performance of the terms of this Conservation Easement, without the necessity of proving either 

actual damages or the inadequacy of otherwise available legal remedies. Grantee’s remedies 

described in this Section shall be cumulative and shall be in addition to all remedies now or hereafter 

existing at law or in equity. 

 

7.6 If injunctive relief is inadequate to compensate Grantee fully for the loss of or 

damage to Grantee’s rights hereunder, or if restoration is impossible, Grantee shall be entitled to 

recover any damages for violation of the terms of this Conservation Easement or injury to any 

Conservation Values protected by this Conservation Easement, including, without limitation, 

damages for the loss of aesthetic or environmental values, and to require the restoration of the 

Property to the condition that existed prior to any such injury. Without limiting Grantor’s liability 

therefor, Grantee, in its sole discretion, may apply any damages recovered to the cost of undertaking 

any corrective action on the Property. 

 

7.7 All reasonable costs incurred by Grantee in enforcing the terms of this 

Conservation Easement against Grantors, including, without limitation, costs and expenses of suit 

and reasonable attorneys’ fees, and any costs of restoration, necessitated by Grantor’s violation of the 

terms of this Conservation Easement, shall be borne by Grantor. 

 

7.8 Grantee will waive its right to reimbursement under this Section as to Grantor 

(but not other persons who may be responsible for the violation) if Grantee is reasonably satisfied 

that the violation was not the fault of Grantor and could not have been anticipated or prevented by 

Grantor by reasonable means. 

 

7.9 If there is an actual or threatened violation, any delay or omission by Grantee 

in the exercise of its rights shall not be construed as a waiver or otherwise impair its rights. 



 

8. Acts Beyond Grantor’s Control. Notwithstanding Grantor’s obligations under 

this Conservation Easement and Grantee’s rights pursuant to Section 7, Grantor shall have the 

following rights and obligations for acts or occurrences on the Property beyond the direct or indirect 

control of Grantors: 
  

8.1 Grantee may not bring an action against Grantor for modifications to the 

Property or damage to the Property or its Conservation Values resulting from natural causes beyond 

Grantor’s control, including, but not limited to, natural disasters such as unintentional fires, floods, 

storms, natural earth movement or other acts of God that impair the Conservation Values, or for any 

prudent action taken by Grantor under emergency conditions to prevent, abate, or mitigate significant 

injury to the Property resulting from such causes. Notwithstanding the foregoing, nothing contained 

herein shall limit or preclude Grantor’s or Grantee’s rights to pursue any third party for damage to 

the Property from vandalism, trespass, or any other violation of the terms of this Conservation 

Easement.  

  

8.2 Grantor shall be responsible for modifications or damage to the Property that 

impair or damage the Conservation Values of the Property and result from the acts of third 

parties whose use of or presence on the Property is authorized by Grantor. Where the violation 

involves injury to the Property resulting from any use or activity inconsistent with the purpose of this 

Conservation Easement, Grantor shall restore the portion of the Property so injured to its prior 

condition. Granto shall perform such restoration pursuant to and in accordance with a restoration 

plan prepared by a competent professional selected by Grantors subject to the reasonable approval of 

Grantee. The contents of the restoration plan shall be subject to the prior written approval of Grantee, 

which shall not be unreasonably delayed or withheld.   

 

          8.3 In the event of an unauthorized third-party violation of this Conservation 

Easement, Grantee shall not seek restoration or exercise remedies available to it if and so long as 

Grantor diligently pursues all available legal and equitable remedies against the violator. In the event 

illegal actions taken by unauthorized third parties impair the Conservation Values protected by this 

Conservation Easement, Grantee reserves the right, either jointly or singly, to pursue all appropriate 

civil and criminal penalties to compel restoration.  

 

9. Access. This Conservation Easement conveys no right of access by the general public 

to any portion of the Property.  

 

10. Transfer From Grantee.  

 

10.1 Grantee may transfer or otherwise assign this Conservation Easement only to a 

qualified organization under Section 170(h) of the Internal Revenue Code of 1986 or the 

corresponding provision of any future United States Internal Revenue Law, or any regulations 

promulgated in accordance with such sections, and which is authorized to hold conservation 

easements under Ohio law. Any future holder of this Conservation Easement shall have all of the 

rights conveyed to Grantee by this Conservation Easement. As a condition of such transfer or 



assignment, Grantee shall require any future holder of this Conservation Easement to continue to 

carry out the conservation purposes of this Conservation Easement in perpetuity.  

 

10.2 If Grantee shall cease to exist or to be a qualified organization under Section 

170(h) of the Internal Revenue Code of 1986 or the corresponding provision of any future United 

States Internal Revenue Law, or any regulations promulgated in accordance with such sections, or to 

be authorized to acquire and hold conservation easements under Sections 5301.67 through 5301.70, 

inclusive, of the Ohio Revised Code, or should Grantee acquire the entire fee interest in the Property, 

Grantee’s rights and obligations under this Conservation Easement shall immediately vest in the 

following entities in the following order, provided such entity agrees in writing to accept this 

Conservation Easement: (a) Metroparks Toledo, (b) Henry Soil and Water Conservation District, or 

(d) any other appropriate organization which qualifies under Section 170(h)(3) of the Internal 

Revenue Code of 1986 or the corresponding provision of any future United States Internal Revenue 

Law, or any regulations promulgated in accordance with such sections, has conservation purposes, 

and is qualified to accept and hold this Conservation Easement either voluntarily or through an 

award of such right by a court of competent jurisdiction under the doctrine of cy pres. 

 

11. Costs, Liabilities And Taxes. 

 

11.1 Grantors shall retain all responsibilities and shall bear all costs and liabilities 

of any kind related to the ownership, operation, upkeep and maintenance of the Property, including 

the maintenance of adequate liability insurance coverage. Grantor remains solely responsible for 

obtaining any applicable governmental permits and approvals for any construction or other activity or 

use permitted by this Conservation Easement, and all such construction or other activity or use shall 

be undertaken in accordance with all applicable federal, state and local laws, regulations and 

requirements. 

  

11.2 Grantor shall pay before delinquency all taxes, assessments, fees and charges 

of whatever description levied on or assessed against the Property by any competent authority 

(collectively, “Taxes”), including any Taxes imposed upon, or incurred as a result of, this 

Conservation Easement, and shall furnish Grantee with satisfactory evidence of payment upon 

request. Grantor shall avoid the imposition of any liens that may affect Grantee’s rights hereunder 

and shall keep the Property free of any liens or encumbrances, including without limitation those 

arising out of any work performed for, materials furnished to, or obligations incurred by Grantor.  

  

 12. Stewardship Fee.  Grantor hereby covenants, promises, and agrees to pay, or to 

cause the closing agent in connection with the future transfer for value of all or less than all of the 

Property to pay, to Grantee, or any successor having stewardship obligations pertaining to the 

Property, at closing, a Stewardship Fee (the “Fee”) in an amount equal to twenty percent (20%) of 

the full consideration paid, including that portion of such consideration attributable to improvements 

and any fixtures permanently attached to the Property. In the event the Fee is not paid as provided 

herein, Grantee shall have the right to file a lien against the Property to secure the continuing 

obligation of Grantor and Grantor’s successors in title to pay the Fee; provided that the Fee shall be 

subordinate to this Conservation Easement and to the lien of any first mortgage on the Property. Such 

lien may be enforced and/or foreclosed in accordance with the laws of the State of Ohio. 



 

13. Warranties. 

 

13.1. Grantor represents and warrants that, after reasonable investigation and to the 

best of Grantor’s knowledge: 

 

(a) Grantor is the sole owner of the Property in fee simple and has the 

right and ability to convey this Conservation Easement to Grantee; 

 

(b) The Property is free and clear of all encumbrances other than existing 

easements, agreements, reservations and restrictions, of record; governmental 

resolutions/ordinances and zoning regulations; and real estate taxes and assessments, both 

general and special, and those encumbrances which are subordinated to this Conservation 

Easement; 

 

(c) No substance defined, listed or otherwise classified pursuant to any 

federal, state or local law, regulation, or requirement as hazardous, toxic, polluting or 

otherwise contaminating to the air, water or soil, or in any way harmful or threatening to 

human health or the environment exists or has been released, generated, treated, stored, used, 

disposed of, deposited, abandoned, or transported in, on, from or across the Property; 

 

(d) There are not now any underground storage tanks located on the 

Property, whether presently in service or closed, abandoned, or decommissioned, and no 

underground storage tanks have been removed from the Property in a manner not in 

compliance with applicable federal, state and local laws, regulations and requirements; 

 

(e) Grantor and the Property are in compliance with all federal, state and 

local laws, regulations and requirements applicable to the Property and its use; 

 

(f) There is no pending or threatened litigation in any way affecting, 

involving or relating to the Property; and 

 

(g) No civil or criminal proceedings or investigations have been instigated 

at any time or are now pending, and no notices, claims, demands or orders have been 

received, arising out of any violation or alleged violation of, or failure to comply with, any 

federal, state, or local law, regulation or requirement applicable to the Property or its use, nor 

do there exist any facts or circumstances that Grantor might reasonably expect to form the 

basis for any such proceedings, investigations, notices, claims, demands or orders. 

 

13.2 If, at any time, there occurs, or has occurred, a release in, on or about the 

Property of any substance now or hereafter defined, listed, or otherwise classified pursuant to any 

federal, state, or local law, regulation or requirement as hazardous, toxic, polluting or otherwise 

contaminating to the air, water or soil, or in any way harmful or threatening to human health or the 

environment, Grantor agrees to take all steps necessary to assure its containment and remediation, 



including any cleanup that may be required, unless the release was caused by Grantee, in which case 

Grantee shall be responsible therefor. 

13.3 Nothing in this Conservation Easement shall be construed as giving rise, in the 

absence of a judicial decree, to any right or ability in Grantee to exercise physical or managerial 

control over the day-to-day operations of the Property, or any of Grantor’s activities on the Property, 

so as to become an operator with respect to the Property within the meaning of the Comprehensive 

Environmental Response, Compensation and Liability Act of 1980, as amended (“CERCLA”), or 

within the meaning of any corresponding state law or statute.  

14. Release, Hold Harmless And Indemnity Provision. Grantor hereby releases and

agrees to hold harmless, indemnify and defend Grantee and its members, directors, trustees, officers, 

employees, agents and contractors, and the heirs, executors, administrators, successors and assigns of 

each of them (collectively, the “Indemnified Parties”), from and against any and all liabilities, 

penalties, fines, charges, costs, losses, damages, expenses, causes of action, claims, demands, orders, 

judgments, or administrative actions, including, without limitation, reasonable attorneys’ fees, 

arising from or in any way connected with:   

14.1 Injury to or the death of any person, or physical damage to any property, 

resulting from any act, omission, condition, or other matter related to or occurring on or about the 

Property, regardless of cause, unless due solely to the negligence of any of the Indemnified Parties. 

14.2 The violation or alleged violation of, or other failure to comply with, any 

federal, state, or local law, regulation or requirement, including, without limitation, CERCLA and 

any corresponding state law or statute, by any person other than the Indemnified Parties, in any way 

affecting, involving or relating to the Property. 

14.3 The presence or release in, on, from or about the Property, at any time, of any 

substance now or hereafter defined, listed, or otherwise classified pursuant to any federal, state or 

local law, regulation or requirement as hazardous, toxic, polluting or otherwise contaminating to the 

air, water or soil, or in any way harmful or threatening to human health or the environment, unless 

caused solely by any of the Indemnified Parties. 

14.4 The obligations, covenants, representations, and warranties of Sections 11, 12 

and 13 hereof. 

Notwithstanding the foregoing, if fee title to the Property is ever transferred to a political subdivision 

the indemnification provisions of this Section 14 do not apply to said political subdivision. 

15. Extinguishment.

15.1 This Conservation Easement may be extinguished only through judicial

proceedings and only if unexpected change in the conditions of or surrounding the Property makes 

the continued use of the Property for the conservation purposes set out above impossible or 

impractical. 



 

15.2 This Conservation Easement constitutes a property right owned by Grantee. 

Notwithstanding that this Conservation Easement is an obligation, and not a financial asset, should it 

be extinguished, which may be accomplished only by judicial proceedings, or should any interest in 

the Property be taken by the exercise of the power of eminent domain or acquired by purchase in lieu 

of condemnation subject to the prior written consent of Grantee, Grantee is entitled to a share of the 

proceeds of any sale, exchange, or involuntary conversion of the property formerly subject to this 

easement, according to Grantee’s proportional interest in the Property, as determined and as required 

under Internal Revenue Code Treas. Reg. Sec. 1.170A-14(g)(6)(ii), as amended (“Grantee’s 

Proportional Interest”). Grantee’s Proportional Interest is determined as of the date of this grant. 

 

15.3 Grantor recognizes that uses of the Property prohibited by this Conservation 

Easement may, in the future, become more economically valuable than those uses permitted by this 

Conservation Easement. Grantor also recognizes that neighboring properties may, in the future, be 

put entirely to uses not permitted on the Property by this Conservation Easement. The Parties believe 

that such changes will increase the public benefit provided by this Conservation Easement. 

Therefore, such changes shall not be deemed to be circumstances justifying the termination or 

extinguishment of this Conservation Easement pursuant to paragraph 15.2 above. In addition, the 

inability of Grantors, or their heirs, successors, or assigns, to conduct or implement any or all of the 

uses permitted under the terms of this Conservation Easement, or the unprofitability of doing so, 

shall not impair the validity of this Conservation Easement or be considered grounds for its 

termination or extinguishment. 

 

16. Notice of Proposed Transfer; Successors. Grantor shall give Grantee written notice 

of the proposed transfer of any interest in the Property at least twenty (20) days prior to such transfer, 

provided that failure to so notify Grantee shall not in any way affect the validity of this Conservation 

Easement or limit its enforceability. Furthermore, in any deed conveying an interest in all or part of 

the Property, Grantor shall make reference to this Conservation Easement. This Conservation 

Easement constitutes a real property interest immediately vested in Grantee. All rights, restrictions 

and interests under this Conservation Easement run with the land known as the Property and are 

binding in perpetuity upon the Property and any portion thereof, regardless of whether there is any 

express reference to this Conservation Easement in the documents of conveyance. This Conservation 

Easement and the covenants and agreements set forth herein shall be binding on and inure to the 

benefit of Grantor and Grantee, and their respective successors and assigns. 

 

17. Amendment. Subject to the limitations set forth in this Section, this Conservation 

Easement may be amended by means of a written instrument executed by the Parties in the manner 

required for the execution of deeds in the State of Ohio. Notwithstanding the foregoing: 

  

17.1 No amendment shall be made unless such amendment does not involve 

changes which diminish the resource protection intended by this Conservation Easement or will 

result in a greater level of resource protection and more stringent protection of the Conservation 

Values of the Property;  

 



17.2 No amendment shall be made which would adversely affect the qualification 

of this Conservation Easement or the status of the Grantee under any applicable laws, including 

Sections 170(h), 501(c)(3) and 2031(c) of the Internal Revenue Code of 1986 or the comparable 

provisions of any future United States Internal Revenue Law, or any regulations promulgated in 

accordance with such sections, and the laws of the State of Ohio; 

 

17.3 Any amendment made shall be consistent with the purpose of this 

Conservation Easement set forth in Section 1 hereof; and  

 

17.4 No amendment shall be made which would affect the perpetual duration of 

this Conservation Easement or diminish in any way the limitations on the authority to amend this 

Conservation Easement set forth in this Section.  

 

Any amendment made pursuant to this Section shall be recorded with the Henry County Recorder’s 

Office. 

 

18. Conflict with Declaration of Restrictions. The terms and conditions of this 

Conservation Easement are intended to supplement and complement the rights and interests of the 

Director of the OPWC set forth in the Declaration of Restrictions recorded at Volume ______, , 

Pages _____through _____ of the Henry County Recorder’s Official Record (the “Declaration”).  To 

the extent the rights of Grantee under this Conservation Easement conflict with the rights of the 

OPWC under the Declaration, then the rights of OPWC shall prevail. 

 

19. Notices. Any notice required by this Conservation Easement shall be in writing and 

served by certified mail, return receipt requested, to the Parties at the addresses set forth above. 

The party or place of notice may be changed by any party by written notice to the other. 

 

 20. General Provisions. 

 

20.1 Applicable Law; Severability. The interpretation and performance of this 

Conservation Easement shall be governed by the laws of the State of Ohio. If any provisions of this 

Conservation Easement or the application thereof to any person or circumstance shall, for any reason 

and to any extent, be invalid or unenforceable, the remainder of this Conservation Easement or 

application of such term or provision to persons or circumstances other than those to which it is held 

invalid or unenforceable shall not be affected thereby but rather shall be enforced to the fullest extent 

permitted by law. 

 

20.2 Rule of Construction. Any general rule of construction to the contrary 

notwithstanding, this Conservation Easement shall be liberally construed in favor of the purposes of 

this Conservation Easement, the purposes of Grantee and the policy and purposes of Sections 

5301.67 through 5301.70, inclusive, of the Ohio Revised Code, or any amendment or replacement 

thereto. If any provision in this instrument is found to be ambiguous, an interpretation consistent 

with the purposes of this Conservation Easement that would render the provision valid shall be 

favored over any interpretation that would render it invalid. 

 



20.3 Additional Documents. Grantor agrees to execute or provide any additional 

documents reasonably needed by Grantee to carry out in perpetuity the provisions and the intent of 

this Conservation Easement, including, but not limited to, any documents needed to correct any legal 

description or title matter or to comply with any federal, state or local law, rule or regulation. 

 

20.4 No Merger. No merger shall be deemed to have occurred hereunder or under 

any documents executed in the future affecting this Conservation Easement, unless the parties 

expressly state that they intend a merger of estates or interests to occur. 

 

 

20.5 Entire Agreement. This document sets forth the entire agreement of the Parties 

with respect to this Conservation Easement and supersedes all prior discussions or understandings. 

The Baseline Documentation Report is incorporated herein by reference and shall be used for the 

purposes expressed herein. 

 

20.6 No Forfeiture. Nothing contained herein will result in a forfeiture or reversion 

of Grantor’s title in any respect. 

 

20.7 Captions. The captions in this instrument have been inserted solely for 

convenience of reference and are not a part of this instrument and shall have no effect upon 

construction or interpretation. 

 

20.8 Counterparts. The Parties may execute this instrument in two or more 

counterparts, which shall, in the aggregate, be signed by all parties; each counterpart shall be deemed 

an original instrument as against any party who has signed it. In the event of any disparity between 

the counterparts produced, the recorded counterpart shall be controlling. 

 

 

 

 

 

SIGNATURE PAGE TO FOLLOW 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

HENRY-WOOD SPORTSMEN ALLIANCE, 

an Ohio nonprofit corporation  

 

 

By: _____________________________________ 

Name:  

Title: 

 

 

STATE OF OHIO  ) 

    ) ss: 

COUNTY OF ___________ ) 

 

The foregoing instrument was acknowledged before me this ___________ day of 

___________, 2020, by ______________________ as ________________________ of the 

HENRY-WOOD SPORTSMEN ALLIANCE, an Ohio nonprofit corporation, on behalf of the 

corporation. 

  

 

______________________________________ 

Notary Public 

My commission expires: ______________ 

 

 

THE BLACK SWAMP CONSERVANCY, 

an Ohio nonprofit corporation 

 

 

By: _____________________________________ 

Name: Robert J. Krain 

Title: Executive Director 

 

 

STATE OF OHIO  ) 

    ) ss: 



COUNTY OF ___________ ) 

 

The foregoing instrument was acknowledged before me this ________ day of 

____________________, 2020, by Robert J. Krain, as Executive Director of The Black Swamp 

Conservancy, an Ohio nonprofit corporation, on behalf of the corporation. 

 

 

______________________________________ 

Notary Public 

My commission expires: _________ 

EXHIBIT A 

 

[legal description to be provided] 

 

 



Attachment M: Purchase Agreement
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AN APPRAISAL REPORT 

OF 99.13 ACRES OF VACANT LAND 
Located at: 0 County Road 424 & 0 County Road 2-B 

Liberty Center (Washington Township), OH 43532 

Effective Date of Value: August 2, 2019 
Work File #: MART-19-08-31 
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Henry Wood Sportsman Alliance 
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Grand Rapids, OH 43522 
Attention: Mr. Greg Carson 
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APPRAISAL REPORT 

This is an Appraisal Report, which is intended to comply with the reporting requirements set forth 
under Standard Rule 2-2 (a) of the Uniform Standards of Professional Appraisal Practice for an 
Appraisal Report.  As such, the content of the report must be consistent with the intended use of the 
appraisal and, at a minimum; state the identity of the client and any intended users, by name or type, 
state the intended use of the appraisal, summarize information sufficient to identify the real estate 
involved in the appraisal, including the physical, legal, and economic property characteristics 
relevant to the assignment, state the real property interest appraised, state the type and definition 
of value and cite the source of the definition, state the effective date of the appraisal and the date 
of the report, summarize the scope of work used to develop the appraisal, summarize the 
information analyzed, the appraisal methods and techniques employed, and the reasoning that 
supports the analyses, opinions, and conclusions; exclusion of the sales comparison approach, cost 
approach, or income approach must be explained, state the use of the real estate existing as of the 
date of value and the use of the real estate reflected in the appraisal, when an opinion of highest 
and best use was developed by the appraiser, summarize the support and rationale for that opinion, 
clearly and conspicuously: state all extraordinary assumptions and hypothetical conditions; and 
state that their use might have affected the assignment results; and include a signed certification in 
accordance with Standards Rule 2-3. The appraiser is not responsible for unauthorized use of this 
report.  

INTENDED USER(S): Henry Wood Sportsman Alliance, Ohio Public Works 
Commission and Black Swamp Conservancy 

  
 PO Box 55 
 Grand Rapids, OH 43522 
 Attn:  Mr. Greg Carson 
 
WORKFILE:  MART-19-08-31 
 
PROPERTY OWNER OF RECORD:  Mark A. Zumberge, et al. 
 
APPRAISER(S):      Richard Bandelaria and Kenneth P. Wood 
 
IDENTIFICATION OF REAL  
ESTATE BEING APPRAISED:  99.13-acres of vacant land  
 0 County Road 424 & 0 County Road 2-B 
 Liberty Center (Washington Township), OH 43522 
  
INTENDED USE OF THE APPRAISAL:  Providing an opinion of Market Value and ground 

lease rental rate in the fee simple interest to assist in 
establishing a possible purchase price and/or internal 
decision making. 

 
DATE OF THE REPORT:    September 5, 2019 
 
DATE OF VIEWING:   August 2, 2019 
 
EFFECTIVE DATE OF VALUE:  August 2, 2019 
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PURPOSE OF THE APPRAISAL:  To estimate the Market Value of the subject site, as of 
the effective date of the appraisal to assist with 
establishing a possible purchase price and/or internal 
decision making, by the intended user and client, the 
Henry Wood Sportsman Alliance, Ohio Public Works 
Commission and Black Swamp Conservancy 

.  
DEFINITION OF VALUE: 
 
Market Value 
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 undue 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: 
 

 buyer and seller are typically motivated; 
 both parties are well informed or well advised, and acting in what he or she considers his or 

her own best interest; 
 a reasonable time is allowed for exposure in the open market; 
 payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
 the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale.1 
 

 
REAL PROPERTY INTEREST  
APPRAISED:  Fee simple estate. Absolute ownership unencumbered by 

any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent 
domain, police power, and escheat.2 

 
As previously noted, the subject property consists of vacant land.  Thus, the expressed opinion of 
value is the fee simple interest. 
 
OPINION OF MARKET VALUE: 
The opinion of market value(s) as stated below, is subject to the following specific assignment 
conditions in addition to the stated in the “Special Assumptions, Hypothetical Conditions and/or 
Considerations” section of the report. 
 
Based on the analysis presented in the following report, it is our opinion that the Market Value 
of the Fee Simple Interest in the subject property “As Is” as of August 2, 2019 was: 
 

$545,000 
FIVE HUNDRED FORTY-FIVE THOUSAND 

 
1 FDIC Law, Regulations, Related Acts, December 3, 2009, FDIC, December 6, 2011, http://www.fdic.gov/regulations/laws/rules/2000-4300.html. 
2 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “fee simple estate.” (Chicago: Appraisal Institute, 2015), PDF 

e-book. 
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This appraisal report is for 100% real property, hence does not include any personal property, 
intangible value such as advantageous financing, and/or other non-realty components. 
Furthermore, implicit within this valuation is an exposure time of 12 to 48 months, which is 
believed reasonable for this type of property as it is presently used. 
 

Exposure time. 1. The time a property remains on the market. 2. [The] estimated length of time 
that the property interest being appraised would have been offered on the market prior to the 
hypothetical consummation of a sale at market value on the effective date of the appraisal.3 
 
Marketing time. An opinion of the amount of time it might take to sell a real or personal 
property interest at the concluded market value level during the period immediately after the 
effective date of an appraisal. Marketing time differs from exposure time, which is always 
presumed to precede the effective date of an appraisal.4 

 
This appraisal has been prepared in compliance with Uniform Standards of Professional Appraisal 
Practice (USPAP), FIRREA and standards established by the Appraisal Institute. 
 
 
APPRAISER'S SIGNATURE(S): 
The following Appraisal Report provide summary documentation of the appraised property’s 
description, as well as the valuation procedures employed to arrive at the final opinion of market 
value.  However, if you have any questions, or if we may be of further service, please let us know.  
Thank you. 
 
Respectfully submitted, 
 
 
 
 
Richard Bandelaria 
Ohio Appraiser Assistant License #2009003696 
 

 
 
Kenneth P. Wood, Appraiser 
Ohio General Certified Appraiser No. 408942 
Michigan General Certified Appraiser No.1201008336 
 
MARTIN+WOOD APPRAISAL GROUP, LTD 
 
  

 
3 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “exposure time” (Chicago: Appraisal Institute, 2015), PDF e-

book. 
4 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “marketing time” (Chicago: Appraisal Institute, 2015), PDF e-

book. 
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SUBJECT PHOTOS 

Street View – Looking East on CR-424/Old US-24   

 
 

Street View – Looking East on CR-424/Old US-24   

 

Street View – Looking North on County Road 2-B   

 

View of Subject Site 

 

View of Subject Site  

 
 

View of Subject Site    
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SUBJECT PHOTOS 

View of Subject Site  

 
 

View of Subject Site  

 

View of Subject Site 

 

View of Subject Site 
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SCOPE OF WORK (SUMMARY OF THE EXTENT OF THE PROCESS OF 
COLLECTING, CONFIRMING, AND REPORTING DATA):  
In preparing this appraisal, the appraiser gathered subject property data from the Henry County 
Auditor’s office, local planning commission and recorder’s office.  The physical observation was 
completed on August 2, 2019 which included a site only viewing of the real property since the 
subject is vacant land. In this instance the overall site/land area, and other physical attributes of 
the subject was derived from information from the Henry County Auditor’s website, and 
information from the client. As noted, subject property, “as is” consists of two parcels (Parcel #’s: 
07-02200.005 & 07-02200.006) totaling about 99.13-acres of vacant land (per the Henry County 
Auditor’s records).  
 
The market data was derived from STDB.com, local real estate firms/agents, area builders & 
developers, and public information provided by the local government. The neighborhood 
data/characteristics included a physical inspection of the neighborhood, review of the local zoning 
data, and also analysis of statistical data (supply and demand).  Next, the appraiser(s) examined 
the highest and best use, which is defined as: 

 
Highest and Best Use  
1. The reasonably probable use of property that results in the highest value. The four criteria 

that the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum productivity.  
 

2. The use of an asset that maximizes its potential and that is possible, legally permissible, 
and financially feasible. The highest and best use may be for continuation of an asset’s 
existing use or for some alternative use. This is determined by the use that a market 
participant would have in mind for the asset when formulating the price that it would be 
willing to bid. (IVS)  
 

3. [The] highest and most profitable use for which the property is adaptable and needed or 
likely to be needed in the reasonably near future. (Uniform Appraisal Standards for 
Federal Land Acquisitions)5 

 
 
Thereafter, the appraiser(s) considered all three approaches to value, though in this instance based 
upon the appraiser’s research and analysis, which included considering the expectations from peer 
appraisers for the subject assignment, the income and cost approaches were not considered in this 
appraisal of vacant land. The sales comparison was utilized in deriving the Market Value in the 
fee simple interest for the vacant land (99.13-acres).   
 
This is an Appraisal Report which is intended to comply with the reporting requirements set forth 
under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice 
(USPAP).  Supporting documentation is retained in the appraiser's file. 
 
 
  

 
5 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “highest and best use” (Chicago: Appraisal Institute, 2015), 

PDF e-book. 
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EXPLANATION AND SUPPORT FOR THE INFORMATION ANALYZED, THE 
APPRAISAL METHODS AND TECHNIQUES EMPLOYED, AND THE EXCLUSION OF 
ANY OF THE USUAL VALUATION APPROACHES (IF ANY):  Per the request of the client, 
an Appraisal report has been completed.  All three approaches to value were considered as 
previously noted, to the derive the opinion of Market Value in the fee simple interest, though based 
upon the scope of work requested and available market data to develop a supportable value opinion 
via the sales comparison approach, the income and cost approaches were not considered necessary 
to complete credible value opinion of the fee simple interest in the subject since it is vacant land.  
 
 
IDENTIFICATION OF THE SUBJECT: 
 
Sales-Ownership History 
The subject property, “as is” consists of two parcels (Parcel #’s: 07-02200.005 & 07-02200.006) 
totaling about 99.13-acres of vacant land (per the Henry County Auditor’s records) located at 0 
County Road 424 and 0 County Road 2-B, Liberty Center (Washington Township), OH and are in 
the ownership of Mark A. Zumberge, et al. The subject site was not currently found listed for sale or 
for lease. There have been no arm’s length transfers in the prior three years prior to the effective date 
of the appraisal.  
 
 
Site Description 
The subject property, “as is” consists of two parcels (Parcel #’s: 07-02200.005 & 07-02200.006) 
totaling about 99.13-acres of vacant land (per the Henry County Auditor’s records) located at 0 
County Road 424 and 0 County Road 2-B, Liberty Center (Washington Township), OH.  Phone calls 
to the Washington Township Zoning Department (Brad Meister: 419-260-8602) were not returned; 
however, based on the Henry County Auditor’s website, the subject is zoned AD: Agricultural 
District. The Washington Township Zoning Resolution is not available online. It is assumed that 
agricultural type uses, and large-lot residential uses are permitted within Agricultural District. 
Hence, the subject property is considered a legal conforming use. The subject site has electric and 
does not have public water and sewer available to the site. In addition, according to flood hazard 
map number 390776 0050B, effective December 5, 1995, the subject property is located in a low 
risk flood hazard district, referred to as zone X. However, the portion of the subject site located 
on the south side of County Road 424 and adjacent to the Maumee River appears to be located 
within a flood zone area (see flood map on the following pages.) 

REAL ESTATE TAX INFORMATION 

Land Value Building Value Total

1 0 County Road 2-B 07-02200.005 0 55.95 $241,700 $0 $241,700 $705.94

2 0 County Road 2-B 07-02200.006 0 43.18 $187,220 $0 $187,220 $347.42

Total: 0 99.13 $428,920 $0 $428,920 $1,053.36

Real Estate TaxesNo. Address Parcel #
Building Size                          

(SF)

Site Size                          

(Acres)

Assessed Value (100% )

 

The subject is considered under assessed based upon our analysis and value conclusion within 
this report. Furthermore, taxes appear to be current as of the appraisal date according to the 
Henry County Auditor’s records. 
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AERIAL VIEW 
 

 

 
 

 

ZONING MAP 
 

 

Subject 
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FLOOD MAP 

 
 

Subject 
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SUMMARY AREA DESCRIPTION 

The subject property is located at 0 County Road 424 and 0 County Road 2-B, Liberty Center 
(Washington Township), Henry County, Ohio. 



 

Page 12 of 65 
File No. MART-19-08-31: 0 County Road 424, Liberty Center (Washington Twp.), OH 

 

HYBRID AREA MAP 

Subject 
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HENRY COUNTY DATA 
Henry County is located in northwest Ohio, approximately 25 miles southwest of Toledo, 30 miles 
north of Findlay, and 18 miles east of Defiance.  It covers approximately 420 square miles and has a 
population of 28,053, ranking it the 80th most populous county out of the 88 counties in the state of 
Ohio.  Based on information provided by the Site To Do Business (STDB), the population base is 
projected to decrease slightly over the next five years. 
 

 
 
Henry County consists of 1 city (Napoleon, the county seat), 8 villages, 13 townships, and numerous 
unincorporated communities.  Organized in 1834, it originally included all of what is now Fulton 
County, and also parts of Lucas and Defiance counties.  It is named for Patrick Henry, the Virginian 
famous for his “give me liberty or give me death” speech.   
 
Henry County is rich in agriculture yet close to the metropolitan area of Toledo.  Quaint villages, 
historical attractions, festivals and small-town shopping draw visitors to Henry County. 
 
A profile of Henry County is presented on the following pages, provided by development.ohio. 
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County Seat:  City of Napoleon 
The county seat of Henry County is the city of Napoleon, which is located about 44 miles southwest 
of Toledo, traversed by County Road 424 (formerly SR 424/US Route 24).  Per STDB, it has a 
population of 8,615, placing it at 252 out of 317 cities in Ohio based on population.   
 
Per the Site To Do Business (STDB), the City of Napoleon has been experiencing a slightly 
decreasing population base, which is projected to continue over the next five years.   
 
The current median household income is $49,944 in the area, compared to $60,548 for all U.S. 
households. The median household income is projected to be $54,772 in five years, or increasing 
at an annual rate of 1.86%.  The current average household income is $65,202 in this area, 
compared to $87,398 for all U.S. households.  The average household income is projected to be 
$73,696 in five years, or increasing at an annual rate of 2.44%. 
 
The median home value in the area is $1115,983, compared to a median home value of $234,154 
for the U.S. In five years, median value is projected to change by 1.05% annually to $122,183. 
 
Please see below for the housing and income summary for the City of Napoleon, provided by 
STDB.com: 

 

 

 

 

Napoleon is serviced by all major truck lines, and the Napoleon, Defiance & Western Railroad 
provides rail services.  Air transportation is available from the Henry County Airport as well as nearby 
Toledo Express Airport and the Defiance Memorial airport, both of which are about 20 miles away.   

Napoleon's economy is based on the manufacturing of a variety of goods. A major employer is the 
world's largest Campbell's Soup Company plant, located on the southeastern end of the city; 
also Tenneco owns one their largest Elastomer Plants there.  
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County Transportation 
Henry County is traversed by County Road 424 (formerly SR 424/US Route 24), US 6/24, and 
numerous other state routes.  I-80 / I-90 is about 7 miles to the north, and I-75 is about 15 miles 
east of Henry County. 

Henry County is served by the Napoleon, Defiance & Western Railroad, with two interchanges in 
Woodburn (Norfolk Southern) and Defiance (CSX).    

Air Transportation is available from the Henry County Airport.  Toledo Express Airport, which 
provides daily passenger flights to major passenger hubs in the Midwest including Chicago, 
Detroit, Cleveland, Cincinnati, and Pittsburgh is within 30 miles.  The Detroit Metropolitan airport 
is located an hour and a half northeast of Henry County and offers daily direct flights to national 
and international destinations. The airports in Cleveland and Columbus are both less than 2.5 hours 
away.   
 
County Educational, Medical and Religious Facilities 
There are 13 public schools in Henry County, serving approximately 4,366 students and 3 private 
schools.  Northwest State Community College is located in nearby Fulton County, and there are 24 
other colleges/universities in Ohio and Michigan within a 50-mile radius. 

Henry County residents have access to 12 hospitals within a 50-mile radius, including the Henry 
County Hospital in Napoleon.  There are 41 religious facilities in Henry County to serve the faith-
based needs of the communities.  

 
County Housing and Income 
Per STDB.com, Henry County has a total of 11,963 housing units in the area, with 72.6% owner 
occupied; 18.8%, renter occupied; and 8.6% vacant.  
 
The current median household income is $58,538 in the area, compared to $60,548 for all U.S. 
households. The median household income is projected to be $65,246 in five years, or increase at 
an annual rate of 2.19%.  The current average household income is $73,147 in this area, compared 
to $87,398 for all U.S. households. The average household income is projected to be $82,838 in 
five years, or increase at an annual rate of 2.52%. 
 
The median home value in the area is $125,539, compared to a median home value of $234,154 
for the U.S. In five years, median value is projected to change by 1.22% annually to $133,375. 
 
Please see below for the housing and income summary for Henry County, provided by STDB.com: 
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County Employment 
Henry County’s major/notable employers include: 
 

 
 
  

Alex Products

Campbell Soup Co.

Silgan Holdings, Inc.

Tenneco, Inc.

Filling Memorial Home of Mercy

Henry County Hospital

Lutheran Home at Napoleon

Wal-Mart Stores, Inc.

Source:  mytecumseh.org/grow-your-business
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Per STDB, the largest employment sector in Henry County is the service sector, which comprises 
about 37.6% of the work force.  Other major employment sectors include manufacturing (25.2%), 
retail trades (9.3%), and transportation/utilities (5.4%). 
 

 
 
In general, the northwest Ohio region (specifically Henry County) is mostly in line with the Ohio 
employment recovery and significantly superior in comparison to the twenty-year peak posted in 
mid-2009 to early-2010 for the region and also nationally.  Presented below and on the following 
pages is the most recent employment data published by www.economagic.com and the US Bureau 
of Labor Statistics for several counties in northwest Ohio as well as Henry County in particular.   

 
 

 

Area Name Unemployment Rate

Allen County 4.1%

Defiance County 4.3%

Erie County 4.0%

Hancock County 3.4%

Huron County 4.7%

Lucas County 4.5%

Paulding County 4.0%

Putnam County 3.1%

Sandusky County 3.8%

Seneca County 4.0%

Wood County 3.9%

Wyandot County 3.0%

Ohio 4.2%

United States 3.8%

Ohio County Unemployment Rates - June 2019

Source: www.economagic.com / US Bureau of Labor Statistics
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Area Data Conclusion 
Overall, Henry County is considered to be in a stable environment considering the state and national 
trends and predictions. The population base has remained mostly level over the last ten years with a 
fairly diverse work force and employment centers. Furthermore, the employment trend of the area is 
considered to be stable with the June 2019 unemployment rate at 4.2%, significantly lower than the 
twenty-year peak posted in late 2009, and as noted, mostly in line with the State of Ohio 
unemployment rate.  In addition, the supply and demand for most types of real estate in the Henry 
County area are relatively balanced.  Thus, based upon historical trends in conjunction with future 
predictions, which indicates continued mostly level population and household numbers and 
moderately increasing median household income in conjunction with moderate influx and retention 
of employment centers and mostly stable real estate environment, the general market area of Henry 
County is considered to be moderately favorable within the Ohio and Southeastern Michigan region 
and the future is projected to hold more of the same conditions. 
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MARKET ANALYSIS 
 
 
Subject Location:   0 County Road 424 & 0 County Road 2-B 
     Liberty Center (Washington Township), OH 
General Market:    Northwest Ohio 
Sub Market:    Henry County 
Property Type/Sub-Type: Agricultural/ Farmland 

 
Agricultural Land – Overview 
 

 
 

 
 
Source: http://usda01.library.cornell.edu/usda/nass/AgriLand 

 

LOCATION 2010 2011 2012 2013 2014 2015 2016

OHIO $3,900 $4,160 $4,640 $5,190 $5,650 $5,850 $5,800

CORNBELT $4,090 $4,810 $5,600 $6,470 $7,000 $6,840 $6,710

UNITED STATES $2,700 $2,980 $3,350 $3,810 $4,100 $4,130 $4,090

CROPLAND MEAN VALUE/ ACRE
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The average value of cropland for the state of Ohio decreased 0.9% between 2015 and 2016, with 
the United States experiencing a similar decrease at 1% over the past year.  Nonetheless, since 
2010, Ohio has had an increase in average cropland value of approximately 48.72%.  The United 
States experiences a slightly higher increase of about 51.48% over this same time frame.  
Furthermore, the average cash rent for non-irrigated cropland have experienced a similar growth 
pattern as indicated below.  
 

 

  

LOCATION 2010 2011 2012 2013 2014 2016

FULTON N/A $125 $148 $173 $172 $171

HANCOCK $100 $112 $134 $160 $159 $172

WYANDOT $104 $122 $142 $152 $153 $152

VAN WERT $129 $146 $166 $166 $168 N/A

LUCAS N/A $110 $124 $124 $126 $138

WOOD $110 $125 $140 $166 $165 $167

OHIO $100 $110 $122 $139 $144 $150

CASH RENT (AVG NON-IRRIGATED CROPLAND)
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Source: http://usda.mannlib.cornell.edu/ 

 

The average value of pastureland for the state of Ohio increased 7.27% between the period 2010 
to 2016, with a modest decrease over the past year as noted above.  Over the same period of time, 
the United States experienced a 25.47% & 0% appreciation in value respectively. 
 

 



 

Page 28 of 65 
File No. MART-19-08-31: 0 County Road 424, Liberty Center (Washington Twp.), OH 
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The average value of farm real estate for the state of Ohio increased 48.05% between the period 
2010 to 2016, with a 0.87% decrease over the past year as noted above.  Over the same period of 
time, the United States experienced a 40% appreciation since 2010 though with a modest decrease 
of 33% year over year. 
 
In conclusion, the overall market desirability for agricultural cropland is considered moderately 
favorable with fairly significant appreciation in value per acre and cash rent levels though with 
early signs of contraction. Furthermore, agricultural land ownership in the Northwest Ohio region 
is outperforming most other real estate investments.  Therefore, the sub-market of these counties 
are considered favorable with slightly greater demand in relation to supply.  
 
Hence, based upon the general market overview and the more specific immediate sub-market 
conclusion, and taking into consideration the subject’s physical and location characteristics in 
relation to the similar/ competing properties, the overall marketability and competitive position of 
the subject is considered to be favorable. However, although the subject site is zoned Agricultural, 
the subject is heavily wooded and not cleared for typical farming use. 
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Subject Specific 
The subject property, “as is” consists of two parcels (Parcel #’s: 07-02200.005 & 07-02200.006) 
totaling about 99.13-acres of vacant land (per the Henry County Auditor’s records) located at 0 
County Road 424 and 0 County Road 2-B, Liberty Center (Washington Township), OH.  Phone calls 
to the Washington Township Zoning Department (Brad Meister: 419-260-8602) were not returned; 
however, based on the Henry County Auditor’s website, the subject is zoned AD: Agricultural 
District. The Washington Township Zoning Resolution is not available online. It is assumed that 
agricultural type uses, and large-lot residential uses are permitted within the Agricultural District. 
Hence, the subject property is considered a legal conforming use. The subject site has electric and 
does not have public water and sewer available to the site. In addition, according to flood hazard 
map number 390776 0050B, effective December 5, 1995, the subject property is located in a low 
risk flood hazard district, referred to as zone X. However, the portion of the subject site located 
on the south side of County Road 424 and adjacent to the Maumee River appears to be located 
within a flood zone area (see flood map on the following pages.) 

 
The subject property is located in the northeastern edge of Henry County, about 2.75 miles west of 
the Village of Grand Rapids, about 2 miles east of Texas, OH, and about 5.25 miles southeast of 
Liberty Center.  The subject is located on the northwest side of County Road 424 and County Road 
2-B, and south side of County Road 424 and north side of the Maumee River, south of US Highway 
24, east of County Road 3, and west of County Road 1. The defined neighborhood consists of mainly 
agricultural and large-lot residential applications, along with some recreational use land. There has 
been no higher density residential, commercial or industrial development in the subject’s immediate 
area. Most newer residential development is occurring to the west of the subject in the Napoleon 
area, to the northeast in the Whitehouse and Waterville areas, and to the southeast in the Bowling 
Green Area. The new US Highway 24 is located about 0.75 miles to the north. Attractions to the 
immediate area include the Maumee River, Mary Jane Thurston State Park and Providence 
Metropark.  
 
According to the Site to Do Business website, the subject’s area, which includes Washington 
Township, Liberty Township and Liberty Center, had a 2019 population of 4,368 persons.  The 
population decreased at an annual rate of -0.30% from 2010-2019 and is expected to decrease at 
an annual rate of -0.33% over the next five years (2019-2024).  The median household income for 
the area in 2019 was $69,878, and the average household income was $78,575.  Also, according 
to the Site to Do Business, there are currently 1,779 housing units. Please see below and the 
following page for additional information from the Site to Do Business. 
 
The subject is legally conforming, and no conversion/zoning change appears logical. Furthermore, 
the neighborhood in general is considered mostly stable as noted previously, which is projected to 
hold true over the next twelve to twenty-four months and based upon the interrelationship of the 
supply and demand for agricultural use facilities, as well as,  recreational and residential uses in 
the subject’s delineated market area.  The overall marketability and competitive position of the 
subject is considered moderately favorable. 
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HYBRID NEIGHBORHOOD MAP 

Subject 
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Highest & Best Use 
1. The reasonably probable use of property that results in the highest value. The four criteria 

that the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum productivity.  
 

2. The use of an asset that maximizes its potential and that is possible, legally permissible, 
and financially feasible. The highest and best use may be for continuation of an asset’s 
existing use or for some alternative use. This is determined by the use that a market 
participant would have in mind for the asset when formulating the price that it would be 
willing to bid. (IVS)  
 

3. [The] highest and most profitable use for which the property is adaptable and needed or 
likely to be needed in the reasonably near future. (Uniform Appraisal Standards for 
Federal Land Acquisitions)6 

 
 
 
Highest and Best Use, as Though Vacant 

Among all reasonable, alternative uses, the use that yields the highest present land value, after 
payments are made for labor, capital, and coordination.  The use of a property based on the 
assumption that the parcel of land is vacant or can be made vacant by demolishing any 
improvements.7 

 

The subject property, “as is” consists of two parcels (Parcel #’s: 07-02200.005 & 07-02200.006) 
totaling about 99.13-acres of vacant land (per the Henry County Auditor’s records) located at 0 
County Road 424 and 0 County Road 2-B, Liberty Center (Washington Township), OH.  Phone calls 
to the Washington Township Zoning Department (Brad Meister: 419-260-8602) were not returned; 
however, based on the Henry County Auditor’s website, the subject is zoned AD: Agricultural 
District. The Washington Township Zoning Resolution is not available online. It is assumed that 
agricultural type uses, and large-lot residential uses are permitted within the Agricultural District. 
Hence, the subject property is considered a legal conforming use. The subject site has electric and 
does not have public water and sewer available to the site. In addition, according to flood hazard 
map number 390776 0050B, effective December 5, 1995, the subject property is located in a low 
risk flood hazard district, referred to as zone X. However, the portion of the subject site located 
on the south side of County Road 424 and adjacent to the Maumee River appears to be located 
within a flood zone area. Additionally, a portion of the subject site is heavily wooded. 

 
  

 
6 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “highest and best use” (Chicago: Appraisal Institute, 2015), 

PDF e-book. 
 7Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “highest and best use” (Chicago: Appraisal Institute, 2015), PDF 

e-book. 
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The next step in the analysis is to consider the maximally productive use of the site and can be 
demonstrated financially feasible.  As previously identified in the neighborhood analysis, the subject 
site is surrounded primarily by agricultural use and large-lot single-family, and recreational use 
properties. As noted earlier, the subject’s immediate area is highly influenced by the Maumee River 
and is located in an area where there has been minimal residential, and nearly no commercial and 
industrial/warehouse development in the past 3 to 15 years.  Therefore, it is concluded, after taking 
into consideration the physical characteristics, neighboring land uses, current zoning and other factors 
presented above and within this report, the highest and best use of the site, as though vacant, would 
be for agricultural use or some sort of permissible recreational or low-density residential related 
application, as proven feasible.  It is noteworthy the most likely user of the subject property is local 
patron, with local buyer characteristics. 
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SUMMARY OF ANALYSIS AND VALUATION: 
 
Overview 
There are three approaches, which may be used to value a property: 
  

 Cost Approach - value is estimated as the current cost of reproducing or replacing the 
improvements (including an appropriate entrepreneurial incentive or profit), minus the loss in 
value from depreciation, plus land value. 

 Sales Comparison Approach – value is indicated by recent sales of comparable properties in 
the market. 

 Income Capitalization Approach – value is indicated by a property’s earning power, based on 
the capitalization of income. 

 
One or more approaches to value may be used depending on which approaches are necessary to 
produce credible assignment results, given the intended use. Each of the three approaches use market 
derived data and each is normally interrelated, to some degree, with the other.  For instance, estimates 
of accrued depreciation and external obsolescence, necessary within the cost approach, are frequently 
based upon conclusions found within the sales comparison or income approach.  Alternatively, overall 
and equity capitalization rates, extracted from sales within the sales comparison approach, are 
normally also applied within the income approach. 
 
Regardless of interrelationship of the various approaches, normally three, sometimes differing value 
indications, are produced.  The final value estimate is then the result of reconciling the multiple 
indications and placing greatest emphasis upon those considered most appropriate to the appraisal 
problem at hand.  
 
All three approaches to value were considered as previously noted, to the derive the opinion of 
Market Value in the fee simple interest, though based upon the scope of work requested and 
available market data to develop a supportable value opinion via the sales comparison approach, 
the income and cost approaches were not considered necessary to complete credible value opinion 
of the fee simple interest in the subject since it is vacant land.   
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SALES COMPARISON APPROACH: 
I. Introduction 
The sales comparison approach is based primarily upon the principle of substitution, which affirms 
that a prudent person will not pay more to rent or buy a property than that price at which an equally 
desirable property can be acquired.  The application of this approach produces a value indication 
for a property, through comparison with similar properties, referred to as comparable sales.  The 
sale prices of properties judged to be most comparable tend to set a range in which the value 
indication for the subject property falls.  The sales comparison approach is normally applicable to 
all property types for which there are a sufficient number of recent, reliable transactions, to show 
the value patterns present in a market. 
 
II. Procedure 
When applying the sales comparison approach, an appraiser follows a systematic procedure, 
whereby the comparable sales are adjusted to impute a value indication for the subject property.   
 
The following steps are normal procedure: 

 Research the market to obtain information about transactions and offerings of properties 
similar to the subject. 

 Consult with necessary sources to determine if the obtained data are factually accurate and 
whether the transactions reflect arms-length market conditions. 

 Determine relevant units of comparison and develop a comparative analysis for each unit.  
 Compare the subject and comparable sales according to the elements of comparison and 

adjust the sale price of each comparable as appropriate or eliminate the property as a 
comparable.  

 Reconcile the multiple value indications that result from the comparables into a single 
value calculation. 

 
III. Units of Comparison 
Units of comparison are components into which the property may be divided for comparison 
purposes.  Within the analysis, price per acre has been used for the property. 
 
IV. Elements of Comparison 
Elements of comparison are the characteristics of properties and transactions that cause prices to 
vary.  Adjustments are normally made to the price of each comparable property when the 
differences are quantifiable. 
 
V. The Sales 
The presentation of the comparables on the following pages include the most recent similar sales 
in the subject's market area that the appraiser’s research uncovered. 
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LAND VALUE   
The value of land is strongly influenced by its present or potential highest and best use. 
 
Land value can be estimated with sales comparison, allocation, extraction, subdivision 
development analysis, land residual technique, or ground rent capitalization.  The choice of 
methods depends on the available data and the nature of the problem. 
 
This report utilized the Sales Comparison Approach to estimate land value.  Units of comparison 
typically used are price per acre. In this method, we analyzed the prices buyers are paying for 
similar sites in the subject's area.  Our value estimate was derived from the sale prices of 
comparable sites.  In making comparisons, it was necessary to evaluate each comparable property.  
Sales were analyzed for:     (1)  financing terms which are above or below typical financing terms 
at the time of sale; (2)  conditions of sale - atypical market conditions such as a family sale, special 
tax consideration, or other incentive;    (3)  market conditions - appreciation/ depreciation due to 
inflation, deflation, changing supply and demand or interest rate variances between the sale date 
and appraisal date; (4)  location - overall differences between the comparable and the subject 
property, considering its overall and immediate location and its relative relationship between 
income, supply and demand, and desirability for the specific property type and zoning; (5)  
physical characteristics - of the land itself - topography, size, utilities, zoning, density, access, 
frontage, plottage, etc. 
 
On the following pages are individual site sales and a summary of properties that were compared 
with the property appraised.  The market data for vacant land sites before adjustments indicates a 
range of about $4,600 to $7,776 per acre. Following is our analysis. 
 

COMPARABLE LAND SALES SUMMARY TABLE 
 

No. Location Sale 
Date 

Price Size in 
Acres 

Price/ 
Acre 

1.  5000 County Road 424 07/06/2017 $471,000 86.210 $5,463 

2.  0 County Road 424 10/12/2018 $494,300 107.460 $4,600 

3.  0 County Road W 06/28/2018 $335,000 55.540 $6,032 

4.  Road 192 and Road 73 05/25/2017 $274,341 45.106 $6,082 

5.  7160 Finzel Road 08/10/2016 $750,000 96.452 $7,776 
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Land Sale No. 1 
 

 

Property Identification  
Record ID 4696 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 5000 County Road 424, Liberty Center, Henry County, 

Ohio 43532 
Location North and south side of CR-424, south of County Road S, 

east of Township Road 6-C, and west of County Road 4-A 
Tax ID 30-050012-0000, 30-040040-000 & 30-050020-0000 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Liberty Center LSD 
MSA Toledo 
  
Sale Data  
Grantor Lutheran Homes Society 
Grantee Arrowhead Pointe, LLC 
Sale Date July 06, 2017  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History No prior arm's length transfers in the past three years 
Instrument/Type 3: Warranty Deed: 301:55.7900 
Verification Other sources: Henry County Auditor's Records, MLS 

Listing Sheet (MLS #:6000719), Confirmed by Richard 
Bandelaria 

  
Sale Price $471,000   
Cash Equivalent $471,000   
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Land Sale No. 1 (Cont.) 
 
Land Data  
Zoning AD, Agricultural District 
Topography Partially Wooded & Maumee River 
Utilities No public water & sewer 
Shape Irregular 
Flood Info Map #: 39069 0050B, Dated: 12/5/1995, Zone X (See 

remarks) 
Intended Use Agricultural 
Highest & Best Use Agricultural 
  
Land Size Information  
Gross Land Size 86.210 Acres or 3,755,308 SF   
Front Footage County Road 424; 
  
Indicators  
Sale Price/Gross Acre $5,463 
Sale Price/Gross SF $0.13 
Sale Price/Net Acre $5,463 
Sale Price/Net SF $0.13 
 
Remarks  
The property consists of three parcels totaling approximately 86.21-acres of vacant 
agricultural land located in Washington Township. A majority of the site is located on the 
north side of County Road 424.  However, a portion of the site is located south side of 
County Road 424, with frontage along the Maumee River. The property is indicated to not 
be located within a flood zone; however, the portions located along the Maumee River is 
located within a flood zone.   Parcel #: 30-050012-0000 consists of 55.80-acres, Parcel #: 
30-040040-0000 consists of 15.842-acres, and Parcel #: 30-050020-0000 consists of 
14.582-acres. 
 
According to the Henry County Auditor's records, the soil type breakdown is as follows: 
 
Parcel #: 30-050012-0000 
CR - TO TOLEDO S C LOAM SICL 0-2%                      17.403 
CR - FUA FULTON S C L SICL 0-2%                                  14.665 
CR - CN COLWOOD LOAM L 0-2%                                    4.240 
CR - MH MILLGROVE LOAM L 0-1%                        3.507 
CR - HKA HASKINS F S LOAM FSL 0-2%                        1.159 
CR - SO SLOAN S C LOAM SICL 0-2%                        1.048 
CR - GO GILFORD F S LOAM FSL 0-1%                        0.942 
WD - FUA FULTON S C L SICL 0-2%                                    2.269 
WD - LWB2 LUCAS S C LOAM(ME) SICL 2-6%            1.919 
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Land Sale No. 1 (Cont.) 
 
WD - SO SLOAN S C LOAM SICL 0-2%                       0.855 
WD - TO TOLEDO S C LOAM SICL 0-2%                       0.655 
CR - LWB2 LUCAS S C LOAM(ME) SICL 2-6%           0.686  
WD - MH MILLGROVE LOAM L 0-1%                       0.292 
CR - RFA RIMER LOAMY F S LFS 0-2%                       0.295 
WD - CN COLWOOD LOAM L 0-2%                                   0.254 
RDW - RDW ROADS/DITCHES/WASTE                                   5.600 
WD - GO GILFORD F S LOAM FSL 0-1%                       0.001 
Totals:                                                                                            55.790  
 
Parcel #: 30-040040-0000  - N/A 
 
Parcel #: 30-050020-0000 
R - MH MILLGROVE LOAM L 0-1%                        6.545 
CR - HKA HASKINS F S LOAM FSL 0-2%                        3.550 
CR - CN COLWOOD LOAM L 0-2%                                    0.479 
CR - SO SLOAN S C LOAM SICL 0-2%                        0.206 
RDW - RDW ROADS/DITCHES/WASTE                                    3.800 
Totals:                                                                                              14.580   
 
We were unable to make contact with the buyer or seller of the property. We have attempted 
to contact the broker for the property Mr. Mark Frey (419-283-7876) broker with The 
Danberry Company; however, Mr. Frey did not respond.  All confirmation for the sale was 
completed through the Henry County Auditor's website and the property MLS listing sheet.  
 
According to the MLS listing sheet, the property was originally listed for $582,000 and 
was on the market for 214 days. 
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Land Sale No. 2 
 

 

Property Identification  
Record ID 4691 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 0 County Road 424, Napoleon (Flat Rock Township, Henry 

County, Ohio 43545 
Location Northwest and southeast side of CR-424 and east side of 

TR-19 
Tax ID 08-180002-0000 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Napoleon CSD 
MSA Toledo 
  
Sale Data  
Grantor Not noted 
Grantee Anthony J. Sager 
Sale Date October 12, 2018  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History No prior arm's length transfers in the past three years 
Instrument/Type Warranty Deed: 493:107.4600 
Verification Sam Switzer: Broker - Sam Switzer Realty; (419) 782-4116, 

September 03, 2019; Other sources: Henry County Auditor's 
Records, MLS Listing Sheet (MLS #:6028435), Confirmed 
by Richard Bandelaria 

  
Sale Price $494,300   
Cash Equivalent $494,300  
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Land Sale No. 2 (Cont.) 
  
Land Data  
Zoning AD, Agricultural District 
Topography Partially Wooded & Maumee River 
Utilities No public water & sewer 
Shape Irregular 
Flood Info Map #: 39069 0075B, Dated: 12/5/1995, Zone X (See 

remarks) 
Intended Use Agricultural 
Highest & Best Use Agricultural 
Ingress/Egress CR-424 & TR-19 
  
Land Size Information  
Gross Land Size 107.460 Acres or 4,680,958 SF   
Front Footage County Road 424; Township Road 19; 
  
Indicators  
Sale Price/Gross Acre $4,600 
Sale Price/Net Acre $4,600 
 
Remarks  
The property consists of one parcel totaling approximately 107.46-acres of vacant 
agricultural land located in Flat Rock Township. A majority of the site is located on the 
northeast corner of County Road 424 and Township Road 19.  However, a portion of the 
site is located southeast of County Road 424, with frontage along the Maumee River, with 
a small portion of the property located within the Maumee River. The property is indicated 
to not be located within a flood zone; however, the portions located along the Maumee 
River and within the Maumee River are located within a flood zone. 
  
According to the Henry County Auditor's records, the soil type breakdown is as follows: 
CR - TUB2 TUSCOLA LOAM (ME) L 2-6%               53.40 
CR - MH MILLGROVE LOAM L 0-1%               10.00 
CR - SO SLOAN S C LOAM SICL 0-2%                 9.80 
CR - DYA DIGBY LOAM L 0-2%                             6.80 
CR - SFA SHINROCK S LOAM(VSUB)SIL 0-2%     3.60 
CR - TO TOLEDO S C LOAM SICL 0-2%                 3.50 
CR - HDA HANEY LOAM L 0-2%                             1.40 
RDW - RDW ROADS/DITCHES/WASTE                            18.96 
Totals:                                                                                     107.46   
 
According to Mr. Sam Switzer, broker with Sam Switzer Realty, the property was 
purchased for farming use, and about 88.50-acres of the site was tillable.  The property was 
listed for sale with an asking price of $518,000, and was on the market for 84-days. 
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Land Sale No. 3 
 

 

Property Identification  
Record ID 4697 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 0 County Road W, Liberty Center, Henry County, Ohio 

43532 
Location South side of CR-W, north of CR-V, south of CR-B, east of 

CR-3 and west of CR-2 
Tax ID 30-140004-0000 & 30-140004-0101 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Liberty Center LSD 
MSA Toledo 
  
Sale Data  
Grantor Daniel Chambers, Et ux 
Grantee Tom Walters Jr., Et ux 
Sale Date June 28, 2018  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History *See remarks section 
Instrument/Type 2: Survivorship Deed: 295 
Verification Mr. Michael Murry: Broker – Whalen Realty Auction, Ltd.; 

(419) 262-6943, September 4, 2019 Other sources: Henry 
County Auditor's Records, MLS Listing Sheet (MLS 
#:6015790 & 6015791), Confirmed by Richard Bandelaria 

  
Sale Price $335,000   
Cash Equivalent $335,000   
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Land Sale No. 3 (Cont.) 
  
Land Data  
Zoning AD, Agricultural District 
Topography Partially Wooded 
Utilities No public water & sewer 
Shape Rectangular 
Flood Info Map #: 39069 0050B, Dated: 12/5/1995, Zone X (See 

remarks) 
Intended Use Agricultural 
Highest & Best Use Agricultural 
Ingress/Egress CR-W 
  
Land Size Information  
Gross Land Size 55.540 Acres or 2,419,322 SF   
Net Land Size  55.540 Acres or 2,419,322 SF, 100.00% 
Front Footage 840 ft County Road W; 
  
Indicators  
Sale Price/Gross Acre $6,032 
Sale Price/Gross SF $0.14 
Sale Price/Net Acre $6,032 
Sale Price/Net SF $0.14 
 
Remarks  
The property consists of two parcels totaling approximately 55.54-acres of vacant 
agricultural land located in Washington Township. Parcel #: 30-140004-0000 consists of 
20.00-acres, and Parcel #: 30-140004-0101 consists of 35.54-acres. The property 
transferred from Daniel Chambers, Et ux to Tom Walters Jr. Et ux on April 27, 2017 for 
$315,000. Details regarding the transfer were not available. 
 
According to the Henry County Auditor's records, the soil type breakdown is as follows: 
 
Parcel #: 30-140004-0000 
CR - GR GRANBY LOAMY F S LFS 0-2%                         8.280  
CR - OTB OTTOKEE FINE SAND FS 1-5%                   5.520 
CR - OAC OAKVILLE FINE SAND FS 2-12%                         5.200 
RDW - RDW ROADS/DITCHES/WASTE                                     1.000 
Totals:                                                                                               20.000  
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Land Sale No. 3 (Cont.) 
 
Parcel #: 30-140004-0101 
CR - GR GRANBY LOAMY F S LFS 0-2%                          8.590  
WD - GR GRANBY LOAMY F S LFS 0-2%                        12.318 
CR - OTB OTTOKEE FINE SAND FS 1-5%                   5.633 
WD - OTB OTTOKEE FINE SAND FS 1-5%                             2.399 
WD - OAC OAKVILLE FINE SAND FS 2-12%                          3.738 
CR - OAC OAKVILLE FINE SAND FS 2-12%                          1.752 
RDW - RDW ROADS/DITCHES/WASTE                                      1.110 
Totals:                                                                                                35.540   
 
 
Mr. Murry indicated the purchaser planned to construct on part of the site. According to 
the MLS listing sheet, the property was originally listed for $135,000 and sold for $121,818 
and was on the market for 214 days for Parcel #; 30-140004-0000 (MLS #: 6015790).  
Parcel #; 30-140004-0101 (MLS #: 6015791) was originally listed for $230,000 and sold 
for $213,182 and was on the market for 277 days. 
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Land Sale No. 4 
 

 
Property Identification  
Record ID 4273 
Property Type Agricultural/Recreational 
Address Road 192 and Road 73, Cecil, Paulding County, Ohio 45821 
Location E/S Rd 73 and N-S/S Rd 192 Crane Twp. 
Tax ID 14-08S-002-07; 14-17S-014-00 
Longitude, Latitude W-84.664954, N41.522574 
Restrictions Conservation Easement in perpetuity (Paulding County Inst 

201700001175) 
Market Type Rural 
  
Sale Data  
Grantor Martha Ann Forrest 
Grantee Black Swamp Conservancy 
Sale Date May 25, 2017  
Deed Book/Page V, 577; P 2346 
Property Rights Fee Simple 
Conditions of Sale Arm’s Length 
Financing Cash and Grants 
Sale History No 3-year sales 
Instrument/Type Warranty Deed 
Verification Rob Krain, Director Black Swamp; 419-833-1025, 

September 19, 2018; Other sources: Paulding County 
Auditor, Toledo Blade article, Confirmed by Kim Schaefer 

  
Sale Price $288,780   
Cash Equivalent $288,780   
Downward Adjustment $  14,439 (Stewardship Fee/Concession) 
Adjusted Price $274,341   
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Land Sale No. 4 (Cont.) 
  
Land Data  
Topography Level, rolling, wooded, stream, scrub 
Utilities Electric at roadway 
Shape Irregular 
Flood Info 390777 0025D 01/05/1996 Zone X and A 
Intended Use Wetland/Wildlife/Waterway & Land Conservation 
Ingress/Egress Road 79 and Road 792 
  
Land Size Information  
Gross Land Size 45.106 Acres or 1,964,817 SF   
  
Indicators  
Sale Price/Gross Acre $6,402 Actual or $6,082 Adjusted  
Sale Price/Gross SF $0.15 Actual or $0.14 Adjusted  
 
Remarks  
The property that was purchased by Black Swamp Nature Conservancy was purchased as 
an assemblage to expand the already existing Forrest Woods Nature Preserve in Cecil, 
Ohio. The preserve is more than 330 acres of woodlands, meadowland, grasslands, streams 
(Marie DeLarme Creek) north and south of the Maumee River along Road 192 and Road 
73.  
 
The purchase price was $288,780 which included a 5% Stewardship fee ($14,439) to be 
paid by the grantor to Black Swamp for administrative and maintenance costs associated 
with the lifetime conservation easement. The adjusted sale price is $274,341 or 
$6,082/acre. This is considered an arm’s length transaction at market value. 
   
The land is restricted to development of walking trails, non-intensive structures (hunting 
blinds, open shelters, etc.), trail markers/signage, etc.  
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Land Sale No. 5 
 

 

Property Identification  
Record ID 4620 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 7160 Finzel Road, Whitehouse, Lucas County, Ohio 43571 
Location South side of Airport Highway, north of the Ohio Turnpike, 

south of Old State Line Road, east of Eber Road, and west 
of Crissey Road 

Tax ID 91-09891, 91-10318, 91-10465 & 91-10594 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Anthony Wayne LSD 
MSA Toledo 
Market Type Whitehouse 
  
Sale Data  
Grantor *See remarks section 
Grantee Metropolitan Park District of Toledo 
Sale Date August 10, 2016  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History No prior arm's length transfers in the past three years 
Instrument/Type General Warranty Deed 
Verification Tim Schetter - Lucas County Metro Parks; (419) 461-9847, 

February 07, 2019; Other sources: Lucas County Auditor's 
Records, Property Appraisal, Confirmed by Richard 
Bandelaria 

  
Sale Price $750,000   
Cash Equivalent $750,000   
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 Land Sale No. 5 (Cont.) 
 
Land Data 

 

Zoning A, Agricultural District 
Topography Partially Wooded & Creek 
Utilities No public water & sewer 
Shape Irregular 
Flood Info 390359 0218E, Zone AE, 8/16/2011 
Intended Use Recreational Land 
Highest & Best Use Agricultural 
Ingress/Egress Finzel Road 
  
Land Size Information  
Gross Land Size 96.452 Acres or 4,201,449 SF   
Net Land Size  96.039 Acres or 4,183,459 SF, 99.57% 
Front Footage Finzel Road; 
  
Indicators  
Sale Price/Gross Acre $7,776 
Sale Price/Gross SF $0.18 
Sale Price/Net Acre $7,809 
Sale Price/Net SF $0.18 
 
 
Remarks  
The property consists of four parcels (Parcel #'s: 91-09891, 91-10318, 91-10465 & 91-
10594) totaling approximately 96.452-acres of vacant land, and all zoned A: Agricultural 
District by Waterville Township. 
  
According to information provided by Mr. Tim Schetter, Director of Natural Resources for 
the Metroparks Toledo, Parcel #'s: 91-09891 & 91-10318 (42.47-acres) transferred from 
Donald & Josanna Heilmann to the Metropolitan Park District of Toledo on August 10, 
2016 for $343,280, and Parcel #'s: 91-10465 & 91-10594 (53.982-acres) transferred from 
Heilmann Acres, LLC to Metropolitan Park District of Toledo on August 10, 2016 for 
$406,720 for a total purchase price of $750,000. 
 
The property/sites were purchased by the Metroparks Toledo as an assemblage with 
adjacent parcels for recreational/park use.  
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Item Subject Sale #1 Sale #2 Sale #3 Sale #4 Sale #5

Address
0 CR Road 2B & 0 CR 424

Liberty Center (Washington Twp.), OH

5000 County Road 424

Liberty Center (Washington Twp.), OH

0 County Road 424

Napoleon (Flat Rock Twp.), OH

0 County Road W

Liberty Center (Washington Twp.), OH

0 County Road 192

Cecil (Crane Twp.), OH

7160 Finzel Road

Whitehouse (Waterville Twp.), OH

Sale Price $471,000 $494,300 $335,000 $288,780 $750,000

Additional Adjust (Razing Cost/Terms) None $0 $0 $0 -$14,439 $0

Price per Acre. TBD $5,463 $4,600 $6,032 $6,082 $7,776

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Financing Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller

Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length

Market Conditions 8/2/2019 7/6/2017 10/12/2018 6/28/2018 5/25/2017 8/10/2016

Transactional Per Acre Subtotal N / A $5,463 $4,600 $6,032 $6,082 $7,776

Location
Liberty Center/Washington Township

Agricultural

Liberty Center/Washington Township

Agricultural

Similar                                                                     

Napoleon/Flat Rock Township

Agricultural

Similar                                                                     

Liberty Center/Washington Township

Agricultural

Similar                                                                     

Cecil/Crane Township

Agricultural

Similar                                                                            

Whitehouse/Waterville Township

Commercial/Residential/AG

Superior                                                                            

-20%

Utilities No Public Water & Sewer
No public water & sewer                                                                                                                                                           

Similar

No public water & sewer                                                                                                                                                           

Similar

No public water & sewer                                                                                                                                                           

Similar

No public water & sewer                                                                                                                                                           

Similar

No public water & sewer                                                                                                                                                           

Similar

Land Size ( acres ) 99.130 86.210 107.460 55.540 -10% 45.106 -10% 96.452

Shape Irregular
Irregular                                                                                                   

Similar

 Irregular                                                                                                    

Similar

 Rectangular                                                                                                    

Similar

   Irregular                                                                                                    

Similar

Irregular                                                                                                   

Similar

Flood Zone
Zone X

*Small portion in Flood Zone

Zone X

*Small portion in Flood Zone

Similar

Zone X

*Small portion in Flood Zone

Similar

Zone X

Similar

Zone X & A

Similar

Zone AE

Inferior
10%

Zoning / Land Use AD: Agricultural District
AD: Agricultural District

Similar

AD: Agricultural District

Similar

AD: Agricultural District

Similar

Not Known

Assumed Similar

A: Agricultural District

Similar

       

Highest & Best Use Agricultural/Recreational Agricultural/Recreational Agricultural/Recreational Agricultural/Recreational Agricultural/Recreational Agricultural

Amenities/Site Improvements Typical Typical Typical Typical Typical Typical

Total Additive Adjustments 0% 0% -10% -10% -10%

Transactional Adjusted Price Per Acre $5,463 $4,600 $6,032 $6,082 $7,776

Final Indicated Price Per Acre $5,463 $4,600 $5,429 $5,474 $6,998

AVERAGE PRICE PER ACRE $5,593 99.13-Acres $5,500

MEDIAN PRICE PER ACRE $5,463

MINIMUM PRICE PER ACRE $4,600

MAXIMUM PRICE PER ACRE $6,998

Indicated Value (SCA) - $545,000

0 COUNTY ROAD 2-B & 0 COUNTY ROAD 424
LIBERTY CENTER (WASHINGTON TOWNSHIP), OH

Land Sales Comparison Grid

Indicated Value via The Sales Comparison Approach

x = $545,215
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CORRELATION OF MARKET DATA WITH THE SUBJECT SITE 
 
99.13-Acres – Vacant Land 
The vacant land sites reviewed and detailed on the previous pages provide an adequate cross-section 
of unit value to be expected for the subject property.  Five comparables were analyzed for value 
estimates for the total property.  All comparables are closed sales that transferred with fee simple 
property rights, conventional/cash equivalent and arm’s length negotiations.  These sales compare 
favorably in regard to physical traits such as size, utility, quality, functional appeal and desirability.  
The subject is a 99.13-acre vacant site and is zoned Agricultural District, partially heavily wooded 
with a portion of the site located adjacent to the Maumee River.  
 
The sales were utilized for agricultural purposes or purchased for recreation purposes, and provide a 
cross section of vacant land sites in the Henry County area and Toledo Metropolitan market area like 
the subject, that bracket the subject in terms of size, utility and appeal.   
 

The included comparable sales have provided an overall range of values from $4,600 to $7,776 
per acre, with an average of about $5,991 per acre, prior to adjustments.  From a purely statistical 
point of view, the range of values provided an adjusted mean of $5,593 per acre and a median of 
$5,463 per acre.  Although a strictly statistical analysis is seldom emphasized in appraisal work of 
this type, it does provide some relevant benchmarks for comparison purposes.  
 
Comparable sale #5 was adjusted downward due to its superior location when compared to the 
subject. The site is located in areas where there is residential or commercial development 
occurring. Comparable sales #3 and #4 were adjusted downward for size. Generally speaking, 
smaller parcels/sites typically sell at a higher price per acre when all other factors are considered 
equal. Comparable sale #5 was adjusted upward due to its locations within a flood zone area.  
 
These land sales received quantitative adjustments as discussed, in addition they were 
analyzed/compared on a qualitative basis (inferior, similar, superior to relation to the subject) as 
indicated on the following page. 
 

Sale No. Comparability Sale Price Date of Sale Acres
Adjusted

Price/ Acre

5 Superior $750,000 8/10/2016 96.452 $7,776

4 Superior $288,780 5/25/2017 45.106 $6,082

3 Superior $335,000 6/28/2018 55.540 $6,032

Subject N/A N/A N/A 99.130 TBD

1 Generally Similar $471,000 7/6/2017 86.210 $5,463

2 Generally Similar $494,300 10/12/2018 107.460 $4,600

RANKING ANALYSIS

After Transactional Adjustments
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After all adjustments were made, a range of $4,600 to $6,998 per acre was estimated with an 
average of about $5,593 per acre.  Taking into account the subject’s size, general overall average 
rural location, available utilities, current zoning, and amenities, with comparables #1 and #2 being 
weighted greatest towards value due to being most similar, a unit price range near the middle 
portion of the comparables adjusted range, say $5,500 per acre (in between the adjusted mean and 
median) will be applied.   
 
 
Thus, value is then calculated as follows:  
 
99.13 acres x $5,500 per Acre = $545,215          say     $545,000 (Rounded)  
 
 

 
 
 
 
 
 

 
 
 
 
 
 

  

Value Indication Via Sales Comparison Approach –                       $545,000 (Rounded) 
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RECONCILIATION AND FINAL VALUE OPINION: 
All three approaches to value were considered for purposes of value estimation of the subject 
property. 
 
COST APPROACH .....................................................................................NOT DEVELOPED  
 
SALES COMPARISON APPROACH  .....................................................$545,000 
  
INCOME APPROACH ...............................................................................NOT DEVELOPED 
  
 
The Cost Approach was not considered in this appraisal of vacant land. 
 

The Sales Comparison Approach is based upon the value indicated by adjustments to recent 
sales of comparable properties in the marketplace.  It is frequently considered the most reliable 
indicator of value, as it directly reflects prices currently being paid for comparable properties within 
the local market.  This approach typically provides a highly supportable estimate of value for 
relatively homogeneous properties where adjustments are few and relatively simple to compute.  In 
this case, the five land sales had a generally good degree of similarity and provide a reasonably narrow 
range of values.  Therefore, the sales comparison approach was given all weight in the final value 
reconciliation. 
 

The Income Approach is generally the preferred technique for appraising income-producing 
properties, such as investment properties, as it commonly reflects the investment rationale and 
strategies of the typical buyer more closely.  Most of the data used in the income capitalization 
approach has already been adjusted by market factors, which reduces the insupportable, subjective 
content that occasionally minimizes the effectiveness of the other approaches.  However, in this 
instance the sales comparison approach was considered the most relevant approach for the vacant 
land.  Therefore, the income capitalization approach was not completed in this instance. 
 
The opinion of market value(s) as stated below, is subject to the following specific assignment 
conditions in addition to the stated in the “Special Assumptions, Hypothetical Conditions and/or 
Considerations” section of the report. 
 
Based on the analysis presented in the following report, it is our opinion that the Market Value 
of the Fee Simple Interest in the subject property “As Is” as of August 2, 2019 was: 
 

$545,000 
FIVE HUNDRED FORTY-FIVE THOUSAND 

 
This appraisal report is for 100% real property, hence does not include any personal property, 
intangible value such as advantageous financing, and/or other non-realty components. 
Furthermore, implicit within this valuation is an exposure time of 12 to 48 months, which is 
believed reasonable for this type of property as it is presently used. 
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ASSUMPTIONS, HYPOTHETICAL CONDITIONS, AND LIMITING CONDITIONS 
THAT AFFECT THE ANALYSES, OPINIONS, AND CONCLUSIONS:  
 
This report has been made with the following general assumptions: 
 
1. This is an Appraisal Report, which is intended to comply with the reporting requirements set forth 

under Standard Rule 2-2 (a) of the Uniform Standards of Professional Appraisal Practice for an 
Appraisal Report.  As such, the content of the report must be consistent with the intended use of 
the appraisal and, at a minimum; state the identity of the client and any intended users, by name 
or type, state the intended use of the appraisal, summarize information sufficient to identify the 
real estate involved in the appraisal, including the physical, legal, and economic property 
characteristics relevant to the assignment, state the real property interest appraised, state the 
type and definition of value and cite the source of the definition, state the effective date of the 
appraisal and the date of the report, summarize the scope of work used to develop the appraisal, 
summarize the information analyzed, the appraisal methods and techniques employed, and the 
reasoning that supports the analyses, opinions, and conclusions; exclusion of the sales 
comparison approach, cost approach, or income approach must be explained, state the use of 
the real estate existing as of the date of value and the use of the real estate reflected in the 
appraisal, when an opinion of highest and best use was developed by the appraiser, summarize 
the support and rationale for that opinion, clearly and conspicuously: state all extraordinary 
assumptions and hypothetical conditions; and state that their use might have affected the 
assignment results; and include a signed certification in accordance with Standards Rule 2-3. 
The appraiser is not responsible for unauthorized use of this report. 

 
2. Any legal description or plats reported herein are assumed to be accurate. Any sketches, 

surveys, plats, photographs, drawings or other exhibits are included only to assist the intended 
user to better understand and visualize the subject property, the environs, and the competitive 
data. We have made no survey of the property and assume no responsibility in connection with 
such matters.  

 
3. The appraiser has not conducted any engineering or architectural surveys in connection with 

this appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is 
either based on measurements taken by the appraiser or the appraiser’s staff or was obtained 
or taken from referenced sources and is considered reliable. No responsibility is assumed for 
the costs of preparation or for arranging geotechnical engineering, architectural, or other types 
of studies, surveys, or inspections that require the expertise of a qualified professional. 

 
4. No responsibility is assumed for matters legal in nature. Title is assumed to be good and 

marketable and in fee simple unless otherwise stated in the report. The property is considered 
to be free and clear of existing liens, easements, restrictions, and encumbrances, except as 
stated. 

 
5. Unless otherwise stated herein, it is assumed there are no encroachments or violations of any 

zoning or other regulations affecting the subject property and the utilization of the land and 
improvements is within the boundaries or property lines of the property described and that 
there are no trespasses or encroachments. 
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6. The appraiser assumes there are no private deed restrictions affecting the property which would 
limit the use of the subject property in any way. 

 
7. It is assumed the subject property is not adversely affected by the potential of floods; unless 

otherwise stated herein. 
 
8. It is assumed all water and sewer facilities (existing and proposed) are or will be in good 

working order and are or will be of sufficient size to adequately serve any proposed buildings. 
 
9. Unless otherwise stated within the report, the depiction of the physical condition of the 

improvements described herein is based on visual inspection. No liability is assumed for the 
soundness of structural members since no engineering tests were conducted. No liability is 
assumed for the condition of mechanical equipment, plumbing, or electrical components, as 
complete tests were not made. No responsibility is assumed for hidden, unapparent or masked 
property conditions or characteristics that were not clearly apparent during our inspection. 

 
10. If building improvements are present on the site, no significant evidence of termite damage or 

infestation was observed during our physical inspection, unless so stated in the report. No 
termite inspection report was available, unless so stated in the report. No responsibility is 
assumed for hidden damages or infestation. 

 
11. Any proposed or incomplete improvements included in this report are assumed to be 

satisfactorily completed in a workmanlike manner or will be thus completed within a 
reasonable length of time according to plans and specifications submitted. 

 
12. No responsibility is assumed for hidden defects or for conformity to specific governmental 

requirements, such as fire, building, safety, earthquake, or occupancy codes, except where 
specific professional or governmental inspections have been completed and reported in the 
appraisal report. 

 
13. Responsible ownership and competent property management are assumed. 
 
14. The appraisers assume no responsibility for any changes in economic or physical conditions 

which occur following the effective date of value within this report that would influence or 
potentially affect the analyses, opinions, or conclusions in the report. Any subsequent changes 
are beyond the scope of the report. 

 
15. The value estimates reported herein apply to the entire property. Any proration or division of 

the total into fractional interests will invalidate the value estimates, unless such proration or 
division of interests is set forth in the report. 

16. Any division of the land and improvement values estimated herein is applicable only under the 
program of utilization shown. These separate valuations are invalidated by any other 
application.  
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17. Unless otherwise stated in the report, only the real property is considered, so no consideration 
is given to the value of personal property or equipment located on the premises or the costs of 
moving or relocating such personal property or equipment. 

 
18. Unless otherwise stated, it is assumed that there is no subsurface oil, gas or other mineral 

deposits or subsurface rights of value involved in this appraisal, whether they are gas, liquid, 
or solid. Nor are the rights associated with extraction or exploration of such elements 
considered; unless otherwise stated. Unless otherwise stated it is also assumed that there are 
no air or development rights of value that may be transferred. 

 
19. Any projections of income and expenses, including the reversion at time of resale, are not 

predictions of the future. Rather, they are our best estimate of current market thinking of what 
future trends will be. No warranty or representation is made that these projections will 
materialize. The real estate market is constantly fluctuating and changing. It is not the task of 
an appraiser to estimate the conditions of a future real estate market, but rather to reflect what 
the investment community envisions for the future in terms of expectations of growth in rental 
rates, expenses, and supply and demand. The forecasts, projections, or operating estimates 
contained herein are based on current market conditions, anticipated short-term supply and 
demand factors, and a continued stable economy. These forecasts are, therefore, subject to 
changes with future conditions.  

 
20. Unless subsoil opinions based upon engineering core borings were furnished, it is assumed 

there are no subsoil defects present, which would impair development of the land to its 
maximum permitted use or would render it more or less valuable. No responsibility is assumed 
for such conditions or for engineering which may be required to discover them.  

 
21. The appraiser is not an expert in determining the presence or absence of hazardous substances, 

defined as all hazardous or toxic materials, wastes, pollutants or contaminants (including, but 
not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) used in construction 
or otherwise present on the property. We assume no responsibility for the studies or analyses 
which would be required to determine the presence or absence of such substances or for loss 
as a result of the presence of such substances. Appraisers are not qualified to detect such 
substances. The client is urged to retain an expert in this field. 

 
22. We are not experts in determining the habitat for protected or endangered species, including, 

but not limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may 
be present on the property. We assume no responsibility for the studies or analyses which 
would be required to determine the presence or absence of such species or for loss as a result 
of the presence of such species. The appraiser hereby reserves the right to alter, amend, revise, 
or rescind any of the value opinions based upon any subsequent endangered species impact 
studies, research, and investigation that may be provided. 

  
23. No environmental impact studies were either requested or made in conjunction with this 

analysis. The appraiser hereby reserves the right to alter, amend, revise, or rescind any of the 
value opinions based upon any subsequent environmental impact studies, research, and 
investigation that may be provided.  
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24. The appraisal is based on the premise that there is full compliance with all applicable federal, 
state, and local environmental regulations and laws unless otherwise stated in the report; 
further, that all applicable zoning, building, and use regulations and restrictions of all types 
have been complied with unless otherwise stated in the report; further, it is assumed that all 
required licenses, consents, permits, or other legislative or administrative authority, local, state, 
federal and/or private entity or organization have been or can be obtained or renewed for any 
use considered in the value estimate.  

 
25. Neither all nor any part of the contents of this report or copy thereof shall be conveyed to the 

public through advertising, public relations, news, sales, or any other media, without the prior 
written consent and approval of the appraisers. This limitation pertains to any valuation 
conclusions, the identity of the analyst or the firm and any reference to the professional 
organization of which the appraiser is affiliated or to the designations thereof. 

 
26. Although the appraiser has made, insofar as is practical, every effort to verify as factual and 

true all information and data set forth in this report, no responsibility is assumed for the 
accuracy of any information furnished the appraiser either by the client or others. If for any 
reason, future investigations should prove any data to be in substantial variance with that 
presented in this report, the appraiser reserves the right to alter or change any or all analyses, 
opinions, or conclusions and/or estimates of value. 

 
27. If this report has been prepared in a so-called “public non-disclosure” state, real estate sales 

prices and other data, such as rents, prices, and financing, are not a matter of public record. If 
this is such a “non-disclosure” state, although extensive effort has been expended to verify 
pertinent data with buyers, sellers, brokers, lenders, lessors, lessees, and other sources 
considered reliable, it has not always been possible to independently verify all significant facts. 
In these instances, the appraiser may have relied on verification obtained and reported by 
appraisers outside of our office. Also, as necessary, assumptions and adjustments have been 
made based on comparisons and analyses using data in the report and on interviews with 
market participants. The information furnished by others is believed to be reliable, but no 
warranty is given for its accuracy. 

 
28. The American Disabilities Act (ADA) became effective January 26, 1992. The appraiser has 

not made a specific compliance survey or analysis of the property to determine whether or not 
it is in conformity with e various detailed requirements of ADA. It is possible that a compliance 
survey of the property and a detailed analysis of the requirements of the ADA would reveal 
that the property is not in compliance with one or more of the requirements of the act. If so, 
this fact could have a negative impact upon the value of the property. Since the appraiser has 
no direct evidence relating to this issue, possible noncompliance with the requirements of ADA 
was not considered in estimating the value of the property. 

 
29. This appraisal report has been prepared for the exclusive benefit of the client. It may not be 

used or relied upon by any other party. Any other party who is not the identified client within 
this report who uses or relies upon any information in this report does so at their own risk. 
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30. The dollar amount of any value opinion herein rendered is based upon the purchasing power 
and price of the United States Dollar as of the effective date of value. This appraisal is based 
on market conditions existing as of the date of this appraisal. 

 
31. The right is reserved by the appraiser to make adjustments to the analyses, opinions, and 

conclusions set forth in this report as may be required by consideration of additional or more 
reliable data that may become available. No change of this report shall be made by anyone 
other than the appraiser or appraisers. The appraiser(s) shall have no responsibility for any 
unauthorized change(s) to the report. 

 
32. If the client instructions to the appraiser were to inspect only the exterior of the improvements 

in the appraisal process, the physical attributes of the property were observed from the street(s) 
as of the inspection date of the appraisal. Physical characteristics of the property were obtained 
from tax assessment records, available plans, if any, descriptive information, and interviewing 
the client and other knowledgeable persons. It is assumed the interior of the subject property 
is consistent with the exterior conditions as observed and that other information relied upon is 
accurate.  

 
33. The submission of this report constitutes completion of the services authorized. It is submitted 

on the condition the client will provide reasonable notice and customary compensation, 
including expert witness fees, relating to any subsequent required attendance at conferences, 
depositions, and judicial or administrative proceedings. In the event the appraiser is 
subpoenaed for either an appearance or a request to produce documents, a best effort will be 
made to notify the client immediately. The client has the sole responsibility for obtaining a 
protective order, providing legal instruction not to appear with the appraisal report and related 
work files and will answer all questions pertaining to the assignment, the preparation of the 
report, and the reasoning used to formulate the estimate of value. Unless paid in whole or in 
part by the party issuing the subpoena or by another party of interest in the matter, the client is 
responsible for all unpaid fees resulting from the appearance or production of documents 
regardless of who orders the work.  

 
34. Use of this appraisal report constitutes acknowledgement and acceptance of the general 

assumptions and limiting conditions, special assumptions (if any), extraordinary assumptions 
(if any), and hypothetical conditions (if any) on which this estimate of market value is based.  

 
35. If provided, the estimated insurable value is included at the request of the client and has not 

been performed by a qualified insurance agent or risk management underwriter. This cost 
estimate should not be solely relied upon for insurable value purposes. The appraisers are not 
familiar with the definition of insurable value from the insurance provider, the local 
governmental underwriting regulations, or the types of insurance coverage available. These 
factors can impact cost estimates and are beyond the scope of the intended use of this appraisal. 
The appraisers are not cost experts in cost estimating for insurance purposes. 
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Special Assumptions, Conditions and/or Considerations: 
 

1. The appraiser has assumed that all financial data and/or other supportive documents that was 
provided by the owner, client or other outside parties to be accurate/ true representation of the 
subject (extraordinary assumption). 
 

2. Phone calls to the Washington Township Zoning Department (Brad Meister: 419-260-8602) 
were not returned; however, based on the Henry County Auditor’s website, the subject is 
zoned AD: Agricultural District. The Washington Township Zoning Resolution is not 
available online. It is assumed that agricultural type uses, and large-lot residential uses are 
permitted within the Agricultural District (extraordinary assumption). 

 
 

Extraordinary Assumption: “An assumption, directly related to a specific assignment, as of 
the effective date of the assignment results, which, if found to be false, could alter the 
appraiser’s opinions or conclusions.”8 

 
Hypothetical Condition: “1. A condition that is presumed to be true when it is known to be 
false. (SVP) 2. A condition, directly related to a specific assignment, which is contrary to what 
is known by the appraiser to exist on the effective date of the assignment results but is used for 
the purpose of analysis.”9 
 

 
This report contains no hypothetical conditions. 
 
 

  

 
8 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “extraordinary assumptions” (Chicago: Appraisal Institute, 

2015), PDF e-book. 
9 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “hypothetical condition” (Chicago: Appraisal Institute, 2015), 

PDF e-book. 
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CERTIFICATION: 
I certify that, to the best of my knowledge and belief: 
 
 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 our personal, impartial and unbiased professional analyses, opinions 
and conclusions. 
 

 I have no present or prospective interest in the property that is the subject of this report and have 
no personal interest with respect to the parties involved. 
 

 I have performed no services, as an appraiser or in any other capacity, regarding the property that 
is the subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 
 

 I 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 the developing or reporting 
predetermined results. 
 

 My compensation 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. 
 

 My analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice.   
 

 I have not made a personal inspection of the property that is the subject of this report.  Richard 
Bandelaria inspected the subject property on the specified date of viewing. 
 

 Richard Bandelaria provided significant real property appraisal assistance in completing this 
report.  No other individual provided significant real property appraisal assistance to the person 
signing this certification. 
 

 The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. 
 

 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, I, Kenneth P. Wood, have completed the Standards and Ethics 
Education Requirements for Practicing Affiliates of the Appraisal Institute. 

 

 
Kenneth P. Wood, Appraiser 
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CERTIFICATION: 
I hereby certify that I personally viewed the subject property, considered the factors affecting its 
valuation, and have formed an opinion of value together with Kenneth Wood of a specified amount 
as of a specified time.  Except as otherwise noted in this report, I hereby certify that to the best of 
my knowledge and belief: 
 
1. I, Richard Bandelaria, have viewed the property.  To the best of my knowledge and belief, 

the statements of fact contained in this report, upon which the analysis, opinions and 
conclusions are based, are true and correct. 

 

2. The reported analysis, opinions and conclusions are limited only by the reported 
assumptions and limiting conditions, (imposed by the nature of the assignment or the 
undersigned) and is my personal, impartial and unbiased professional analysis, opinions 
and conclusions. 

 

3. I have no present or prospective future interest in the property that is the subject of this 
report, and no personal interest with respect to the parties involved with this assignment. 

 

4. I have no bias with respect to the property that is the subject of this appraisal report or the 
parties involved. 

 

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

 

6. My compensation 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. 
 

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

 

8.      I have performed no services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

 

9. No one other than the undersigned and Kenneth Wood provided significant professional 
assistance to the person signing this report. 

 

10. I am presently licensed by the State of Ohio as an Assistant Real Estate Appraiser through 
October 14, 2019; License/Certification No. 2009003696. 

 
 

     
 
             Richard Bandelaria  
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ADDENDUM 
 

 
EXHIBIT A:  SUBJECT PROPERTY DATA 
 
EXHIBIT B:  QUALIFICATIONS & DISCLOSURE STATEMENTS 
 
EXHIBIT C:  ENGAGEMENT LETTER 
 











































Attachment O: Title Commitment
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