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Application for Financial Assistance

Ohio Public Works Commission

IMPORTANT: Please consult “Instructions for Financial Assistance”, for guidance in completion of this form.

Applicant:

District Number: Subdivision Code: Date:

Contact: Phone:

A
p

p
li
c
a
n

t

Email: FAX:

(The individual who will be available during business hours and who can best answer or coordinate the response to questions)

P
ro

je
c
t

NRAC Recommendation

For OPWC Use Only

County: Zip Code:

Applicant Type Funding Request Summary

Funding Requested:

Park District / Authority (9)

Nonprofit Organization (10)

Joint Recreational District (8)

Soil & Water (7)

Conservation District (6)

Township (3)

Village (4)

City (2)

County (1)

(Select one)

Amount:

Local Participation:

OPWC Participation:

Project Number:

Release Date:

OPWC Approval:

Grant Amount:

%

%

C

Status
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.00

.00

(To be completed by the NRAC)

Clean Ohio Fund - Green Space Conservation Program

.00

NRAC Priority:

Project Name:

Total Project Cost: .00

Project Emphasis

Primary:

Secondary:

Other (11)

Funding Summary

(Automatically populates from Attachment A)

(Automatically populates from page 2)

Black Swamp Conservancy

5 199-01069 10/23/2019

Melanie Coulter, Conservation Manager (419) 833-1025

mcoulter@blackswamp.org

Sugar Ridge Prairie Expansion

Wood 43450

114,250

84,545

Habitat protection (9)

Educational opportunities (5)



1.0 Project Financial Information

Form OPWC0002 Rev. 12.15

1.1 Project Estimated Costs

Acquisition

Fee Simple

Easement

Site Improvements

(All Costs Rounded to Nearest Dollar)

.00

.00

.00

Planning and Implementation

Appraisal

Survey

Total Estimated Costs

%

Title Work

.00

Closing Costs

k.)

l.)

Permits, Advertising, Legal .00m.)

Contingencies .00n.)

.00

1.2 Project Financial Resources

Local In-Kind or Force Account

Land Water Conservation Fund

Nature Works

Ohio Environmental Protection Agency

.00

.00

.00

.00

Ohio Department of Natural Resources

Other

.00

.00

a.)

Applicant Contributions .00b.)

Other Public Revenues

Private Contributions: (e.g. Land Donation) .00I.)

Subtotal Local Resources

.00

Funds this NRAC .00k.)

Funds another NRAC .00l.)

Total Financial Resources

.00Subtotal Clean Ohio Funds

.00

Total Acquisition Costs

Total Planning and Implementation

o.)

Environmental Assessments

Other

d.)

e.)

f.)

g.)

h.)

j.)

Local Resources

Clean Ohio Funds

m.)

n.)

%

%

%

%

%100

100
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a.)

b.)

c.)

d.)

e.)

f.)

g.)

h.)

I.)

.00

.00

.00

.00

.00

.00

.00

.00

.00

.00

100,000

100,000

3,750

3,500

2,500

500

1,500

11,750

1 1,500

1,000 1

114,250

29,705

29,705 26

84,545

84,545 74

114,250
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1.3 Availability of Local Funds

Attach a statement signed by the listed in section 5.2 certifying
required for the project will be available on or before the earliest date listed in the Project

Schedule section. The OPWC Agreement will not be released until the local resources are certified.
Failure to meet local share may result in termination of the project. Applicant needs to provide written
confirmation for funds coming from other funding sources.

Chief Financial Officer all local
resources

2.0 Project Schedule

2.1 Planning and Implementation

2.2 Land Acquisition / Easements

2.3 Site Improvements

Begin Date: End Date:

Failure to meet project schedule may result in termination of agreement for approved projects.

Modification of dates must be requested in writing by project official of record and approved by the

Commission once the Project Agreement has been executed.

Begin Date:

Begin Date:

End Date:

End Date:

1.4 Partnerships

List any partnership with other sources (i.e. is this part of a larger project or plan):

08/20/2019 01/31/2020

02/01/2020 12/31/2020
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3.0 Project Description

B:

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

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

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.

C: Terms of Easements: 500 character limit.

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

Wood County Parcel No. D14-512-040000003500, partial

0 Luckey Road, Pemberville (Freedom Township), OH 43450 - Southeast of the intersection of Luckey Rd & Sugar Ridge Rd

The property is bounded on the north by Black Swamp Conservancy's Sugar Ridge Prairie and 50 ft of Sugar Ridge Road; on the
east by Black Swamp Conservancy's Homestead Headquarters and Bell Woods; on the south by private farmland; on the west by
two private house parcels, 260 ft of Luckey Road and Sugar Ridge Prairie.

The property is covered by one deed.

This project is the fee simple acquisition of approximately 16 acres of land at the intersection of Sugar Ridge and Luckey Roads,
2.4 miles northwest of Pemberville. The owner received a bona fide offer to purchase the property by individuals who plan
residential development. Black Swamp Conservancy exercised its right of first refusal to protect this habitat from being developed.

The property is a native prairie which has become a rarity in northwest Ohio, largely due to conversion to agricultural production.
Prairie habitat is important to a number of bird species as migratory, wintering, and breeding habitat. It is also vital to pollinator
species, many of which have experienced widespread population declines. The property also contains two pothole wetlands,
providing diversity of plant life and habitat for aquatic species. The 16 acres of prairie are highly desirable on the open market due
to proximity to local schools and rural development trends. The property is contiguous with 7 acres of protected prairie and
adjacent to protected forested wetlands, so acquisition of this parcel will prevent further fragmentation of these habitats. Black
Swamp Conservancy owns the 7 acres of protected prairie, and protection of the remaining 16 acres of prairie is part of the
Conservancy's larger goal of protecting the entire prairie and wetland complex.

Eastwood Schools (elementary, middle, and high schools) is located directly across the street. Various science classes from
Eastwood schools, as well as from Bowling Green State University, use the prairie throughout the year, making the site a great
outdoor educational resource to the community.

The prairie currently has a mowed trail system and is open to the public. The Conservancy plans to maintain existing trails and
continue public access throughout the prairie.

Not applicable. OPWC deed restrictions will be recorded. See Attachment F: OPWC Proposed Declaration of Restrictions.

The property will remain open to the public for hiking, birding, and other non-intensive recreational activities. The site can be
accessed from the gravel parking lot on the Conservancy's Homestead Headquarters, immediately east of the targeted property,
and from the parking lot of Eastwood Schools, directly across Sugar Ridge Road. The Conservancy will also work with various
educational and conservation partners to continue and increase public events at the prairie.

The Conservancy intends to own and manage the property. If there was ever a circumstance where a partner, like the Village of
Pemberville or Wood County Park District, were identified as a more suitable owner of the site, the Conservancy would explore
transferring ownership to that group while retaining a perpetual conservation easement.
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4.0 Project Officials

4.1 Chief Executive Officer

4.2 Chief Financial Officer

4.3 Project Manager

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

Name:

Title:

City:

Phone:

E-Mail:

FAX:

Address:

State: Zip:

Name:

Title:

City:

Phone:

E-Mail:

FAX:

Address:

State: Zip:

Name:

Title:

City:

Phone:

E-Mail:

FAX:

Address:

State: Zip:

(Person authorized in legislation to sign project agreements)

(Can not also serve as CEO)

Rob Krain

Executive Director

P.O. Box 332

Perrysburg OH 43552

(419) 833-1025

director@blackswamp.org

Eric Britton

President

P.O. Box 332

Perrysburg OH 43552

(419) 241-9000

ericb_perrysburg@yahoo.com

Melanie Coulter

Conservation Manager

P.O. Box 332

Perrysburg OH 43552

(419) 833-1025

mcoulter@blackswamp.org
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ATTACHMENTS 

Sugar Ridge Prairie Expansion 
 
 

Attachment A  Project Emphasis 
 
Attachment B  NRAC District 5 Scoring Methodology 
 
Attachment C  Supporting Documentation to Assist the NRAC in Ranking the Project 
 
Attachment D  Governing Body Authorization 
 
Attachment E  CFO Certification 
 
Attachment F  OPWC Proposed Declaration of Restrictions 
 
Attachment G  Resolutions & Letters of Support 
 
Attachment H  Maps of the Project  

   H1  County Map 

   H2  Local Map 

   H3  Topographic Map 

   H4  Aerial Imagery 

   H5  Natural Heritage Program Rare Species Map & Letter & Species List 

   H6  Buckeye Trail Linkage Map 

Attachment I  Property Photos  

Attachment J  Purchase Agreement :  

   J1  Right of First Refusal 

   J2  Owner’s Notice 

   J3  Purchase Agreement with Other Potential Buyer 

   J4  Conservancy’s Notice of Exercise 

Attachment K  Appraisal 

Attachment L  Title Commitment 
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Project Emphasis
(ORC 164.22)

Attachment A

Supports comprehensive open space planning; Incorporates aesthetically pleasing
and ecologically informed design

Enhances economic development that relies on recreation and ecotourism in areas
with relatively high unemployment and lower incomes

Protects habitat for rare, threatened, and endangered species or the preservation of
high quality, viable habitat for plant and animal species

Preserves existing high quality wetlands or other scarce natural resources

Enhances educational opportunities and provides physical links to schools and after-
school centers

Preserves or restores water quality, natural stream channels, functioning floodplains,
wetlands, and/or streamside forests. Preserves or restores other natural features that
contribute to the quality of life and to state’s natural heritage

Reduces or eliminates nonnative, invasive species of plants or animals

Allows proper management of areas where safe fishing, hunting, and trapping may
take place in a manner that will preserve a balanced natural ecosystem

Increases habitat protection

Included as part of a stream corridor-wide or watershed-wide plan

Provides multiple recreational, economic, and aesthetic preservation benefits

Preserves or restores floodplain and streamside forest functions

Preserves headwater streams

Restores and preserves aquatic biological communities

Primary (Most Important)

Select the projects primary emphasis in the first column.  If the project has more than one emphasis, then
prioritize in order of decreasing emphasis using the second and third columns. Select one item for each
column. You may add a supplemental sheet if you want to provide additional information on the project’s
value.

Secondary (Second most Important)

Tertiary (Third most Important)
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Black Swamp Conservancy

Melanie Coulter

Sugar Ridge Prairie Expansion
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Applicant
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2

2

2

2

2

2
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2
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2

2

2

2

2

2
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ATTACHMENT C 

 Additional Supporting Documentation to Assist the NRAC in Ranking the Project 

Part II 

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

One listed species has been identified in the immediate vicinity of the Property according 
to ODNR’s Natural Heritage Program, the Potentially Threatened Three-birds Orchid (Triphora 
trianthophora). (See Attachment H5 “Natural Heritage Program Rare Species Map.”)  

The Conservancy or their DNAP and BGSU partners have identified the following 
rare/threatened/endangered species in Sugar Ridge Prairie: Northern Harrier (Circus cyaneus, 
Ohio Endangered); Canada Milk-vetch (Astragalus Canadensis, Ohio Threatened); Rattlesnake-
master (Eryngium yuccifolium, Ohio Potentially Threatened); Grasshopper Sparrow 
(Ammodramus savannarum, Ohio Species of Concern); Badger (Taxidea Taxus, Ohio Species of 
Concern); and Northern Bobwhite (Colinus virginianus, Ohio Species of Concern). A Great Blue 
Heron Rookery is located within one half mile of the property in Bell Woods, a remnant Great 
Black Swamp forested wetland complex protected by Black Swamp Conservancy. 

This acquisition project will protect native prairie habitat, which has become a relative 
rarity in northwest Ohio due to habitat conversion to agricultural production and urban and 
residential development. The prairie habitat provides important migratory, wintering, and year-
round habitat for various bird species and extremely important pollinator habitat for the region’s 
declining pollinator populations. 

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

Following acquisition the Conservancy will work to control invasive common teasel, 
Canada thistle and autumn olive populations in the prairie. Black Swamp Conservancy has an 
established relationship with the Toledo Zoo Teen Program and has worked with them in the past 
to control invasives on the property in concert with the current landowner. 

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

The property contains native prairie habitat that has become a rare ecosystem type in 
northwest Ohio due to land use changes. Protection of the prairie will preserve migratory, 
wintering, and breeding bird habitat; pollinator habitat; and important prairie plant communities. 
Additionally, this project will preserve three prairie pothole wetlands which provide habitat for 
native dragonflies, frogs, shorebirds, sedges, reeds and more. These small wetlands support 
different plant and animal species from the surrounding prairie and protected woodland, 
increasing diversity on the site. 
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4. Restores and preserves aquatic biological communities. 

The prairie contains three pothole wetlands, which provide habitat for frogs, dragonflies, 
aquatic macroinvertebrates, sedges, reeds and other species that together form a viable aquatic 
biological community. Two of the pothole wetlands are connected via a linear wetland channel 
with seasonal water level fluctuations. This allows a connection between the small wetlands, 
increasing biodiversity and viability of the aquatic species populations.  

5. Preserves and/or restores headwater area. 

Not applicable. 

6. Preserves or restores functioning floodplains. 

Not applicable. 

7. Preserves or restores water quality 

Preservation of native prairie and wetland vegetation will improve regional water quality 
by slowing runoff and allowing vegetation to remove nutrients. Established plant communities 
help to hold soil in place, reducing erosive losses and siltation of waterways. Having areas that 
slow the flow of stormwater are vitally important to mitigating the occurrence of harmful algal 
blooms and improving regional water quality in highly hydromodified northwest Ohio. 
Protecting this site as a prairie in perpetuity will prevent development and reversion to 
agriculture, thereby preventing water quality declines that result from increased impermeable 
surfaces and runoff, or increased nutrient inputs and erosion. 

 8. Preserves or restores natural stream channels. 

Not applicable. 

9. Preserve or restores streamside forests. 

Not applicable. 

10. Preserves or restores wetlands. 

The prairie contains three pothole wetlands. These non-ephemeral pools are unique 
features in the vicinity, hosting a diversity of plant and animal life. With acquisition of this 
property, the Conservancy will preserve these wetlands and will work to restore/maintain their 
function and native plant diversity in the future if their quality declines due to siltation, invasive 
species, etc. 
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11. Preserves or restores other natural features that contribute to quality of life and the 
state’s natural heritage. 

The project will result in the preservation of approximately 16 acres of native prairie 
habitat that is a part of a larger 23-acre prairie and adjacent to an 80-acre protected forested 
wetland. (Black Swamp Conservancy owns or protects several adjacent parcels). Protection of 
the property will ensure that the community will continue to have recreational access (hiking, 
birding, etc.) in one of the few remnant prairies in Wood County. 

12. Fee simple acquisition of lands to provide access to riparian corridors, coastal areas, 
Black Swamp or Oak Openings Region. 

This project will result in fee acquisition of approximately 16 acres of native prairie 
located in the historic Great Black Swamp. A mowed trail loops through the property, which is 
used by the public, especially students from adjacent Eastwood Schools and nearby BGSU. One 
of the few high quality remnants of the Great Black Swamp’s forested wetlands lies adjacent to 
the prairie and is accessed from the prairie trail. Acquisition of the prairie by the Conservancy 
will allow the site to remain open to the community for recreational and educational uses. 

13. Acquisition of easements protecting and enhancing riparian corridors, watersheds, 
coastal areas, Black Swamp or Oak Openings region. 

Not applicable 

14. Reforests or re-vegetates land to improve water quality. 

The Conservancy will manage the property to promote high-quality, diverse, and resilient 
prairie communities. This will be accomplished through targeted herbicide application of 
invasive species and employing field level management activities like mowing and prescribed 
fire. Management will be directed to promote prairie health to ensure that the prairie maintains 
capacity to improve water quality.  

In the prairie there are a few small patches with high densities of common teasel or 
Canada thistle. After controlling these patches, we will revegetate the areas with native prairie 
species. This will reduce the recurrence of the invasive plants.  

15. Reforests or re-vegetates with only native species to improve water quality. 

Only plant species native to the prairies of northwest Ohio will be used in the 
revegetation activities described in #14 above. We are lucky to have several potential sources for 
local native plants in the area, including Wood County Park District and Metroparks Toledo. 
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16. Incorporates aesthetically pleasing and ecologically informed design including 
sensitivity to the terrain, natural resources and heritage of the property. 

The site will have minimal passive recreational development performed. Existing trails 
will be maintained as they have been since the trail system was established … by simply 
mowing. We have no plans to make any changes to the site, but if that changes, any future design 
will be completed with the help of consultants and area experts to ensure sensitive areas are not 
disturbed, protecting the natural heritage of the property. 

17. Enhances environmental educational opportunities. 

The property is located across the street from Eastwood Schools (elementary, middle, and 
high school complex), and multiple science classes from the school have used the site as an 
outdoor classroom. The Pemberville & Luckey Libraries have used the prairie to stage story 
walks as a part of their summer programming. Bowling Green State University has used the 
prairie for outdoor lab classes in the biology and environmental sciences programs. Black 
Swamp Conservancy has partnered with the Toledo Zoo Teen Program to bring teenage 
volunteers to the prairie to help remove invasive species, while also providing an opportunity to 
learn about the importance of prairie habitat. Protection of this 16 acre portion of the prairie 
ensures that these various educational opportunities can continue. 

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

This property is adjacent to the Conservancy’s Homestead Headquarters (which includes 
a working sustainable herb farm and an oak savanna) and the easement-protected Bell Woods. 
The proximity of the site to these two protected areas allows Conservancy staff to readily meet 
with people interested in learning about conservation in northwest Ohio and host guided walks to 
show individuals how protecting these sites preserves Ohio’s heritage. The Conservancy 
Homestead is also an official camping location for the Buckeye Trail, a statewide trail 
highlighting Ohio’s heritage. Via the trail, Sugar Ridge Prairie is linked to other open space 
preserves like Wood County Parks’ William Henry Harrison Park in Pemberville and Carter 
Historic Farm in Bowling Green. See Attachment H6 “Buckeye Trail Linkage Map.” 

19. Supports established open space planning. 

This project would support the Wood County Future Land Use Plan which commits to (1) 
identify sensitive natural areas for protection, possible areas for recreation in coordination with 
these natural areas, and historic or cultural sites to protect; (2) pursue dedication of easements or 
park status for areas of particular value and continue to work on partnerships to conserve land 
through the Wood County Park District and Black Swamp Conservancy; and (3) explore a 
countywide open space plan that combines preservation of natural areas with recreation and 
access to open space in a connected network for people and creation of county/region wide 
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wildlife corridors. This property’s location is identified as Rural Countryside in the Land Use 
Plan.  

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

This project provides recreational benefits by protecting areas that are currently used by 
the public. A variety of activities including hiking, birding, outdoor school programming, after 
school programming, guided nature walks, and photography workshops already take place on the 
property. The prairie provides scenic value to visitors, neighbors, Eastwood Schools and from its 
frontage along Luckey and Sugar Ridge Roads. Economically, proximity to open space and 
nature preserves increases property values and attracts tourism. This combination of recreation, 
aesthetics and economic benefits has made the property a valued local resource, and preservation 
of the property by the Conservancy will ensure that the public can continue enjoying the 
property.  

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. 

There is no current hunting or trapping on the property. Black Swamp Conservancy’s 
conservation staff will evaluate the property’s natural carrying capacity and take wildlife 
populations into consideration in its management objectives. If the site’s ecological needs require 
game species population thinning, hunting may be allowed in the future.  

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

This project has significant potential to continue the growing use of the property by 
various regional groups. Over the past three years, the Conservancy has partnered with the 
current landowner to implement more programming in the Sugar Ridge Prairie. This has resulted 
in more local awareness and access to the site. Through this partnership, the Conservancy has 
attracted groups from outside the community to participate in programming on the site. This has 
helped to raise awareness and educate people on the importance of restoring and preserving 
native habitat. This has ultimately led to an increase in visitors to the local community, and more 
broadly to Wood County, to experience the natural resource based activities provided by local 
communities. 

23. Contiguous to existing protected open space. 

The Property is adjacent to the Conservancy’s Homestead (5 acres which includes our 
headquarters, a working sustainable herb farm and oak savanna) and to easement-protected Bell 
Woods (an 80-acre forested wetland remnant of the Great Black Swamp). The proximity to these 
sites provides exceptional opportunities to showcase the diversity of Ohio’s natural heritage. 
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24. Site has historical or cultural significance. 

Sugar Ridge Prairie, which is located squarely within the historic Great Black Swamp, 
was restored over a decade ago from a conventional grain crop field to native northwest Ohio 
prairie because the current landowners discovered remnant prairie species growing on the edges 
of the field. They realized that the bedrock was close to the surface under the field, which meant 
the large trees and deep wet soils that typify the historic Great Black Swamp were absent from 
this site even before the swamp was drained. The restored prairie in this site is historically and 
culturally significant since it represents a rare and historically accurate plant community in the 
Great Black Swamp. Additionally, the prairie’s proximity to one of the highest quality remnants 
of the typical Great Black Swamp forested wetlands provides a truly rare and culturally 
significant site that replicates the diversity of plant communities that historically spread across 
this region.  

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

This site is located in the historic Great Black Swamp, and the project will result in the 
preservation of a rare shallow-soil prairie of the historic swamp. 

26. Provides facilities for public access and use. 

The prairie contains a 1-mile mowed loop trail and small spur trails that allow public use 
of the prairie and access to the prairie pothole wetlands. The proximity to the Conservancy’s 
Homestead provides facilities for public access, including a gravel parking lot (open daily dawn 
to dusk) and access to the Homestead restrooms (weekdays 8-4:30).  

 

PART III 

1. Percentage of Clean Ohio matching funds necessary to complete project 

The total project cost is $114,250. The Conservancy is seeking $84,545 in Clean Ohio 
funds (74%). 

2. Level of funding provided by other sources, both funding and in kind. 

$29,705 (26%) in private funds will be contributed. 

3. Documented Support 

Please see Attachment G, “Resolutions & Letters of Support” 

• Local Political Subdivisions – Resolutions of support from Freedom Township Trustees 
and the Wood County Commissioners. 
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• State Agencies – Ohio Department of Natural Resources Division of Natural Areas and 
Preserves 

• Federal Agencies – United States Fish & Wildlife Service Ottawa National Wildlife 
Refuge 

• Community Organizations – Bowling Green Parks & Recreation Foundation 
• Conservation Organizations – The Nature Conservancy 
• Additional (Research & Education Organization) – Black Swamp Bird Observatory 

4. Level of conservation coordination with other Openspace, Riparian Corridor, Trails, 
Farmland Protection or Urban Revitalization Projects under the Clean Ohio Fund in other 
Public Works Commission Districts. 

This is a joint project with the Clean Ohio Trails Program through the Conservancy’s 
work with the Buckeye Trail Association. 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. In 2016, Black Swamp Conservancy established a campsite for trail hikers at the 
Conservancy Homestead. Protection of this prairie will preserve the scenic viewshed along this 
stretch of the trail. In much of northwest Ohio, the Buckeye Trail passes through crop fields 
along rural highways due to the paucity of preserved habitat in this region. The stretch of trail 
that accesses this property is one of the few northwest Ohio sections where hikers can experience 
native habitat. 

5. Extent of public access once project is completed. 

The property will be open to the public on weekdays and weekends, from dawn till dusk, 
for nature-based passive recreational and educational purposes.  

6. Operation and Maintenance once project is completed. 

The Conservancy will oversee operation and maintenance of the property once the project 
is completed. Conservancy staff will work to help facilitate educational events on the property 
and will work with local partners (e.g. Toledo Zoo Teens, neighbors, Eastwood Schools) to 
manage invasive species, collect seeds, and mow trails. 

7. Project Management Experience of similar or related projects. 

Black Swamp Conservancy has completed over 10 Clean Ohio projects within the past 10 
years. The Conservancy currently holds 134 conservation easements and owns 7 public nature 
preserves in 14 counties and has partnered with many park districts, townships and 
municipalities to establish public parks and preserves throughout the region for the benefit of 
Ohioans. 
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8. Community Planning 

Protection of this property is in concert with and will further the goals of the following 
community and open-space plans: 

 Wood County Comprehensive Land Use Plan (2017) 
 

Completion of this project would accomplish the following goals identified in the Wood 
County Future Land Use Plan; (1) protection of sensitive natural areas that include potential 
recreational opportunities, (2) dedication of easement or park status for areas of particular 
value and to work on partnerships to conserve land through the Wood County Park District 
and Black Swamp Conservancy, and (3) preservation of natural areas that provide recreation 
and public access opportunities in a connected network for public enjoyment and the creation 
of county/region-wide wildlife corridors. 

 
  Buckeye Trail Association 

 
The Buckeye Trail Association’s mission is to serve as a leader in building, maintaining, 
protecting, and promoting use of Ohio’s longest scenic hiking trail for our citizens, 
communities and partners. Their vision is to create a sustainable hiking trail that provides a 
safe and unique experience throughout the state reflecting the diverse resources, peoples and 
stories of Ohio. The Buckeye Trail Association works in close partnership with communities, 
organizations and agencies around Ohio creating a legacy for present and future generations. 
 
 
This Project is identified as important in the: 
 
 Black Swamp Conservancy Strategic Conservation Plan 

 
Black Swamp Conservancy’s Strategic Conservation Plan identified prairie remnants in 
Wood County as a conservation priority. The Conservancy’s plan highlights that few 
remnants remain in northern Wood County, especially where pockets of sandy soils are 
found, and that these are prime areas for conservation and/or prairie restoration. Additionally, 
the Plan identifies Bell Woods as a critical property to protect and buffer. Protection of Sugar 
Ridge Prairie Expansion will create a protected habitat buffer for Bell Woods. Also, the 
prairie pothole wetlands, with their year-round water, are vital to year-round habitat value of 
the adjacent seasonally wet Bell Woods. 
 

9. Natural Resource Viability 
 

This project will protect habitat known to support at least 7 listed species, including the 
Potentially Threatened Three-birds Orchid identified by Ohio Natural Heritage Program and the 
state endangered Northern Harrier. It will also permanently protect native prairie habitat in a 
region largely devoid of this habitat type due to habitat loss to agriculture and development. 
Prairie habitat is significant in this region as it provides important habitat for birds and for the 
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region’s declining pollinator populations. Seven acres of Sugar Ridge Prairie are already 
protected; protecting the targeted 16 acres will mean protecting this entire prairie complex and its 
pothole wetlands, which will protect the high biodiversity at this site. 
 
 
10. Financial readiness to proceed 
 

The Conservancy has adequate funds in its General Fund to supply all matching funds. 
We anticipate fundraising to offset some of the costs to our General Fund; however, fundraising 
will not affect the project schedule or our ability to move forward with the project. See 
Attachment E: CFO Certification for documentation of funds. 
 
11. Project addresses a situation where action must be taken now or opportunity will be 
lost forever. 
 

The Conservancy has executed its Right of First Refusal in order to save this property. If 
we are unable to purchase the property now, it will be sold to a 3rd party who has entered into a 
sales contract with the owner.  
 

The other potential buyer is a semi-retired residential developer. Prior to executing our 
Right of First Refusal, we offered to release our interest in favor of a conservation easement 
restricting the property’s development and were refused “for financial reasons.” 
 

The land is highly vulnerable to development due to the rural setting, proximity to local 
schools, and residential development trends in northwest Ohio. Failure to protect this land will 
result in loss and further fragmentation of existing prairie habitat, and a loss of outdoor space 
used by various educational groups. This is the third and final phase of a three phase 
conservation project for this property, for which Clean Ohio Greenspace has already invested in 
the prior two.    
 

See Attachment J which includes Right of First Refusal, Purchase Agreement with Other 
Potential Buyer, Owner’s Notice and Notice of Exercise. 
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BLACK SWAMP CONSERVANCY 

CHIEF FINANCIAL OFFICER'S CERTIFICATION OF 

APPLICANT REVENUES 

October 23, 2019 

I, Eric Britton, President of Black Swamp Conservancy, hereby certify that 

the Black Swamp Conservancy has the amount of $29,705 in the General 

Fund and that this amount will be used to pay the applicant revenues for the 

Sugar Ridge Prairie Expansion when it is required. 

Eric Britton 

President, Black Swamp Conservancy 
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 DECLARATION OF RESTRICTIONS 

This Declaration of Restrictions (this “Declaration”) is made on this ___ day of _____________ 20__by 
Black Swamp Conservancy, an Ohio Not for Profit Corporation; the “Declarant”. 

Recitals: 

A. Declarant owns certain property located in Wood, 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; existing wells and 
springs for freshwater supply; wildlife observation stations;  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.   

If 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 restoration.  

§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 
of 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. 

§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 
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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:   Black Swamp Conservancy 
      P.O. Box 332 
      Perrysburg, OH 43552-0332 
 
 
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: Rob Krain 
Title: Executive Director 
 

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 
 

This instrument was prepared by: 
Black Swamp Conservancy 
P.O. Box 332 
Perrysburg, OH 43552-0332 
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 United States Department of the Interior 
 Fish and Wildlife Service 

 Ottawa National Wildlife Refuge 
14000 West State Route 2 

Oak Harbor, Ohio 43449-9485 
Phone:   419-898-0014       Fax:    419-898-7895 

October 11, 2019 

NRAC District 5 
Neil A. Munger, Chair 
18729 Mercer Road 
Bowling Green, OH  43402 

Dear NRAC District 5 Members: 

I am writing this letter to express my support of the Black Swamp Conservancy’s Clean Ohio 
Green Space Conservation Fund application to protect natural habitat in Wood County. The 
purchase of approximately 16 acres of native prairie in this highly developable area will protect 
native habitat that has become a relative rarity in northwest Ohio. This 16 acres is adjacent to 
7 acres of prairie already protected by the Black Swamp Conservancy and contains three 
prairie pothole wetlands. Preservation of this important habitat will protect the entire 23-acre 
prairie at this site and will prevent further fragmentation and loss of an already rare plant 
community, which is important for a variety of pollinators and other wildlife in Wood County. 
This property is open to the public and used by elementary through college classes as an 
outdoor learning center. Acquisition of this property by Black Swamp Conservancy will ensure 
that it stays open for those purposes. 

The U. S. Fish and Wildlife Service is committed to supporting regional partners like Black 
Swamp Conservancy in conserving native habitats and connecting people to the natural world. 
The protection of this prairie is in line with our mission and regional priorities in Northwest 
Ohio. 

As the Refuge Manage, I fully support the efforts of Black Swamp Conservancy to pursue 
funding for the protection of native habitat and public open space. Please give careful 
consideration to their Clean Ohio grant application. 

Sincerely, 

Jason P. Lewis 
Refuge Manager 
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NRAC District 5 
Neil A. Munger, Chair 
18729 Mercer Road 
Bowling Green, OH 43402 

Dear NRAC District 5 Members: 

I am writing this letter to express Bowling Green Parks and Recreation Foundation’s support of the 
Black Swamp Conservancy’s Clean Ohio Green Space Conservation Fund application to protect natural
habitat in Wood County. 

The purchase of approximately 16 acres of native prairie in this area of highly development potential 
will protect native habitat, which is a relative rarity in northwest Ohio. Furthermore, these 16 acres are 
adjacent to 7 acres of prairie already protected by the Black Swamp Conservancy, and contain three 
prairie pothole wetlands. Preservation of this important habitat will protect the entire 23-acre prairie at 
this site and will prevent further fragmentation and loss of an already rare plant community that is 
home to a variety of pollinators and other wildlife in Wood County. 

This property is currently open to the public and is used by elementary through college classes as an 
outdoor learning center. Acquisition of this property by Black Swamp Conservancy will ensure that it 
stays open for those purposes. 

The Bowling Green Parks & Recreation Foundation was created for the benefit of parks and recreation 
opportunities in the Bowling Green area. Even though Bowling Green Parks already has a nature 
preserve within city limits, it is heavily used and enjoyed. So having an additional protected natural 
habitat in Wood County, and one with different communities than the one in the city, will enhance the 
life of Wood County residents and also of that of its natural ecosystems.

The Bowling Green Parks and Recreation Foundation wholeheartedly supports Black Swamp 
Conservancy’s efforts to protect native habitat and public open space in Wood County. Thank you for 
your consideration of their Clean Ohio grant application. 

Sincerely,

Enrique Gomezdelcampo
President

October 23, 2019 



October 20, 2019 

NRAC District 5 
Neil A. Munger, Chair 
18729 Mercer Road 
Bowling Green, OH  43402 

Dear NRAC District 5 Members: 
The Nature Conservancy is an international conservation organization which seeks to conserve the lands 
and waters on which all life depends.  We have operated in Ohio since 1959 and have helped conserve 
over 60,000 acres of critical lands in Ohio.  This includes the protection of riparian corridors, coastal Lake 
Erie, the Oak Openings and forests of the Appalachian foothills.  The Nature Conservancy recognizes the 
important roles that many organizations play in conserving natural resources and works directly with 
other public agencies and private organizations to conserve lands for all Ohioans. 

The Conservancy supports Black Swamp Conservancy’s Clean Ohio Green Space Conservation Fund 
application to protect natural habitat in Wood County. The purchase of approximately 16 acres of native 
prairie in this highly developable area will protect native habitat that has become a relative rarity in 
northwest Ohio. This 16 acres is adjacent to 7 acres of prairie already protected by the Black Swamp 
Conservancy and contains three prairie pothole wetlands. Preservation of this important habitat will 
protect the entire 23-acre prairie at this site and will prevent further fragmentation and loss of an 
already rare plant community which is important for a variety of pollinators and other wildlife in Wood 
County. This property is open to the public and used by elementary through college classes as an 
outdoor learning center. Acquisition of this property by Black Swamp Conservancy will ensure that it 
stays open for those purposes. 

The Nature Conservancy is working with a wide variety of partners in the Western Lake Erie Basin of 
Lake Erie to find a balance between protecting important natural areas for wildlife, maintaining 
agricultural productivity, ensuring safe drinking water and securing recreational opportunities. This 
project aligns closely with The Nature Conservancy’s priorities for the Western Lake Erie Basin and will 
help carry out our mission of conserving the land and waters on which all life depends. The Nature 
Conservancy fully supports Black Swamp Conservancy’s efforts to protect native habitat and public open 
space in this region.  We hope you give this application due consideration.   

Best Regards, 

Amy H. Brennan 
Director of Conservation, Ohio 
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BLACK SWAMP BIRD OBSERVATORY 
13551 W. State Route 2  Oak Harbor, Ohio 43449  419 898-4070  www.bsbobird.org

TEAMING RESEARCH WITH EDUCATION TO PROMOTE BIRD CONSERVATION

October 14, 2019 

NRAC District 5 
Neil A. Munger, Chair 
18729 Mercer Road 
Bowling Green, OH  43402 

Dear NRAC District 5 Members: 

I am writing this letter to express Black Swamp Bird Observatory’s support of the Black Swamp 
Conservancy’s Clean Ohio Green Space Conservation Fund application to protect natural 

habitat in Wood County. The purchase of approximately 16 acres of native prairie in this highly 
developable area will protect native habitat that has become a relative rarity in northwest Ohio. 
This 16 acres is adjacent to 7 acres of prairie already protected by the Black Swamp 
Conservancy and contains three prairie pothole wetlands. Preservation of this important habitat 
will protect the entire 23-acre prairie at this site and will prevent further fragmentation and loss 
of an already rare plant community which is important for a variety of pollinators and birds in 
Wood County. In fact, Northern Harriers, a state endangered species, are known to frequent this 
prairie. This property is open to the public and used by elementary through college classes as 
an outdoor learning center. Acquisition of this property by Black Swamp Conservancy will 
ensure that it stays open for those purposes. 

The mission of the Black Swamp Bird Observatory is to inspire the appreciation, enjoyment and 
conservation of birds and their habitats through research, education and outreach. Protection of 
this prairie is in line with BSBO’s priorities in northwest Ohio. 

BSBO fully supports the efforts of Black Swamp Conservancy to pursue funding for the 
protection of native habitat and public open space. Please give careful consideration to their 
Clean Ohio grant application. 

Sincerely, 

Kimberly Kaufman/ 
Executive Director 
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Attachment H3: Topographic Map
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Office of the Director  •  2045 Morse Rd  •  Columbus, OH 43229  •  ohiodnr.gov
 

Kendra S. Wecker, Chief 
Division of Wildlife 

2045 Morse Rd, Building G 
Columbus, Ohio 43229 
Phone: (614) 265-6300 

27 August 2019 

Elisabeth Anderson 
Black Swamp Conservancy 
PO Box 332 
Perrysburg, OH 43552 

Dear Ms. Anderson, 

Per your request, I have e-mailed you a set of shapefiles with our Natural Heritage Program 
data for the Luckey Rd. Prairie Acquisition project, including a one mile radius, in Freedom Township, 
Wood County, Ohio.  This data will not be published or distributed beyond the scope of the project 
description on the data request form. 

Records included in the data layer may be for rare and endangered plants and animals, 
geologic features, high quality plant communities and animal assemblages.  Fields included are 
scientific and common names, state and federal statuses, as well as managed area and date of the 
most recent observation.  State and federal statuses are defined as: E = endangered, T = threatened, 
P = potentially threatened, SC = species of concern, SI = special interest, A = recently added to 
inventory with a state status not yet determined, X = presumed extirpated from Ohio, FE = federal 
endangered, FT = federal threatened, FC = federal candidate species, and FSC = federal species of 
concern. 

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 
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Rare Species List – Sugar Ridge Prairie 
 
This list is a subset of total species lists observed and recorded by BGSU professors and 
students, DNAP botanist and Black Swamp Conservancy Conservation Staff. 
 
 
SUGAR RIDGE PRAIRIE (part Black Swamp Conservancy & part Private, in Wood Co) 
 
FEDERALLY 
ENDANGERED/ 
THREATENED 

OH 
Endangered 

OH 
Threatened 

OH 
Potentially 
Threatened 

OH Species 
of Concern 

OH Species 
of Special 
Interest 

 Northern 
Harrier 

Astragalus 
canadensis 
(Canada milk-
vetch) 

Eryngium 
yuccifolium 
(Rattlesnake 
Master) 

Northern 
Bobwhite 

Dark-eyed 
Junco 

    Grasshopper 
Sparrow 

 

    Badger  
 
 
BELL WOODS (easement protected remnant of the Great Black Swamp, Wood Co) 
 
FEDERALLY 
ENDANGERED/ 
THREATENED 

OH 
Endangered 

OH 
Threatened 

OH 
Potentially 
Threatened 

OH Species 
of Concern 

OH Species 
of Special 
Interest 

   Triphora 
trianthophora 
(Three-Birds 
Orchid) 

 Golden-
crowned 
Kinglet 

     Hermit 
Thrush 

     Brown 
Creeper 

     Yellow-
bellied 
Sapsucker 

     Winter 
Wren 
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Prairie Pothole Wetland Trail Through Prairie in Winter,

Attachment I : Photos
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Public Using the Prairie: A Family Walks the Trail (top). ZooTeens Perform 
Stewardship (bottom). 
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J2 - Owner's Notice
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J3 - Purchase Agreement with Other Potential Buyer



Attachment J3



Attachment J3



Attachment J4

J4 - Notice of  
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Martin + Wood Appraisal Group, Ltd ● 43 S St Clair Street, Toledo, OH 43604 ● 419-241-4998 ● www.martin-woodappraisal.com
 

AN APPRAISAL REPORT 

OF 15.99 ACRES OF VACANT AGRICULTURAL LAND 
Located at: 0 Luckey Road 

Pemberville (Freedom Township), OH 43450 

Effective Date of Value: September 5, 2019 
Work File #: MART-19-08-360 

Prepared For: 

Black Swamp Conservancy 
 PO Box 332 

Perrysburg, OH 43552 
Attention: Ms. Elisabeth Anderson 
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Page 2 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

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): Black Swamp Conservancy & Clean Ohio 
PO Box 332 
Perrysburg, OH 43552 
Attn:  Ms. Elisabeth Anderson 

WORKFILE: MART-19-08-360 

PROPERTY OWNER OF RECORD: Robert Huber & Moira J. Van Staaden 

APPRAISER(S):   Richard Bandelaria and Kenneth P. Wood 

IDENTIFICATION OF REAL  
ESTATE BEING APPRAISED:  15.99-acres of vacant agricultural land  

0 Luckey Road 
Pemberville (Freedom Township), OH 43522 

*Please note, the subject property, “as is” consists of one parcel (Parcel #: D14-512-
040000003500) totaling about 20.99-acres of vacant land (per the Wood County Auditor’s
records). However, the client has plans to purchase approximately 15.99 acres of vacant land
of the larger parcel, which excludes the wooded area of the subject site. Therefore, we are
valuing 15.99-acres of vacant land within the larger parcel as though the acreage was split
from the larger parcel. This is considered a “hypothetical condition” as of the effective date of
the appraisal.  It is assumed any requested parcel splits would be granted by the township or
county (extraordinary assumption). A copy of the proposed parcel split layout can be found
later in the report.
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Page 3 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

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 11, 2019 

DATE OF VIEWING: September 5, 2019 

EFFECTIVE DATE OF VALUE: September 5, 2019 

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 
Black Swamp Conservancy and Clean Ohio. 

. 

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

1 FDIC Law, Regulations, Related Acts, December 3, 2009, FDIC, December 6, 2011, http://www.fdic.gov/regulations/laws/rules/2000-4300.html. 
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Page 4 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

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 if 15.99-acres were split from the “larger” 
parcel” (20.99+ acres), as of September 5, 2019 was: 

$100,000 
ONE HUNDRED 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. 

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. 

2 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed., s.v. “fee simple estate.” (Chicago: Appraisal Institute, 2015), PDF 
e-book. 

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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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 
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SUBJECT PHOTOS 

Street View – Looking East on Sugar Ridge Road Street View – Looking West on Sugar Ridge Road 

Street View – Looking South on Sugar Ridge Road Street View – Looking South on Sugar Ridge Road 

Street View – Looking South on Sugar Ridge Road Street View – Looking West on Sugar Ridge Road 
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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 Wood County 
Auditor’s office, local planning commission and recorder’s office.  The physical observation was 
completed on September 5, 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 Wood County Auditor’s website, the Wood 
County Planning Commission, the Northwestern District Water & Sewer Department, and 
information from the client. As noted, the subject property, “as is” consists of one parcel (Parcel #: 
D14-512-040000003500) totaling about 20.99-acres of vacant land (per the Wood County Auditor’s 
records). However, the client has plans to purchase approximately 15.99 acres of vacant land of the 
larger parcel, which excludes the wooded area of the subject site. Therefore, we are valuing 15.99-
acres of vacant land within the larger parcel as though the acreage was split from the larger parcel. 
This is considered a “hypothetical condition” as of the effective date of the appraisal.  It is assumed 
any requested parcel splits would be granted by the township or county (extraordinary assumption). 
A copy of the proposed parcel split layout can be found later in the report. 

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 (15.99-acres).   

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. 

Attachment K



Page 8 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

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. 

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 one parcel (Parcel #’s: D14-512-040000003500) totaling 
about 20.99-acres (per the Wood County Auditor’s records) located at 0 Luckey Road, Pemberville 
(Freedom Township), OH and is in the ownership of Robert Huber & Moira J. Van Staaden. The 
subject site was not currently found listed for sale or for lease. There have been no arm’s length 
transfers in the three years prior to the effective date of the appraisal.  

Site Description 
The subject property, “as is” consists of one parcel (Parcel #’s: D14-512-040000003500) totaling 
about 20.99-acres (per the Wood County Auditor’s records) located at 0 Luckey Road, Pemberville 
(Freedom Township), OH.  The entire site is slightly irregular in shape with approximately 260’ of 
frontage on Luckey Road, and about 50’ of frontage on Sugar Ridge Road.  However, as 
previously noted, the client has plans to purchase approximately 15.99 acres of vacant land of 
the larger parcel, which excludes the wooded area of the subject site. Therefore, we are valuing 
15.99-acres of vacant land within the larger parcel as though the acreage was split from the 
larger parcel. This is considered a “hypothetical condition” as of the effective date of the 
appraisal.  It is assumed any requested parcel splits would be granted by the township or 
county (extraordinary assumption). A copy of the proposed parcel split layout can be found 
later in the report. According to the Freedom Township Zoning Department (Mr. Dan Kemner: 
419-601-0978) and the Wood County Planning Commission, the subject is zoned A-1: Agricultural 
District. Permitted uses within the Agricultural District include agricultural uses, single-family 
dwelling, public facilities, along within some additional permitted and conditional uses (see 
addendum for a list of permitted and conditional uses). 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. Please note, the school facility located across from the subject site has 
public sewers according to the Northwestern Water & Sewer District; however, the sewers 
extend to the east from the school and are not located along the subject site. A map provided 
by the Northwestern Water & Sewer District indicating the sewers can be found later in the 
report. In addition, according to flood hazard map number 390809 0186D, effective September 2, 
2011, the subject property is located in a low risk flood hazard district, referred to as zone X.  
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REAL ESTATE TAX INFORMATION 

Land Value Building Value Total

1 0 Luckey Road D14-512-040000003500 0 20.99 $93,700 $0 $93,700 $794.46

Total: 0 20.99 $93,700 $0 $93,700 $794.46

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 
Wood County Auditor’s records. 

AERIAL VIEW – “AS IS” 
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PROPOSED PARCEL SPLIT LAYOUT 

ZONING MAP 

NOT AVAILABLE 

Subject
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FLOOD MAP 

 
 

SEWERS MAP 

 

Subject 

Subject 

Sewer Line 
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SUMMARY AREA DESCRIPTION 

The subject property is located at 0 Luckey Road, Pemberville (Liberty Township), Wood County, 
Ohio. 
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HYBRID AREA MAP

Subject 
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WOOD COUNTY DATA 
Wood County is located in Ohio’s northwest corner, approximately 27 miles south of the city of 
Toledo, which is the fourth largest city in the state.  It covers 620 square miles and has a population 
of approximately 131,804 with moderate growth projected over the next five years (provided by 
STDB.com).  Based on population, Wood County is the 22nd most populous county of the 88 counties 
in the state of Ohio.  

Wood County consists of 5 cities, 21 villages, 19 townships and 30+ unincorporated communities.  
Main industries in the county are manufacturing, educational services, and healthcare.  

Wood County has experienced a slightly increasing population base, with further growth projected 
over the next 5 years (provided by STDB.com). 

Wood County is rich in history and is home to the historical Fort Meigs, which is the largest 
reconstructed, wooden walled fortification in America.  The county has plenty of museums, arts, 
nature trails, and fine dining to offer visitors.  The Maumee River, the county’s northern boundary, 
is the largest river flowing into the Great Lakes from the U.S. side.  The annual migration of Lake 
Erie Walleye in the Maumee River attracts anglers from throughout the U.S. and Canada.   

The most recent profile of Wood County is presented on the following pages, provided by 
development.ohio.gov. 
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County Seat:  Bowling Green 
Bowling Green covers about 13 square miles and is located about 24 miles south of Toledo.  The 
city of Bowling Green has a population of about 32,059, placing it as the 49th largest city out of 
the 938 incorporated municipalities in the state of Ohio based on population.  
 
Per the Site To Do Business (STDB.com), Bowling Green has experienced a slight increase in 
population over the past 10 years and is anticipated to increase further over the next five years by 
.43% annually. 
 
The current median household income is $40,029 in the area, compared to $60,548 for all U.S. 
households. The median household income is projected to increase 1.78% annually over the next 
five years to $43,711.  The current average household income is $65,268 in this area, compared to 
$87,398 for all U.S. households. The average household income is projected to increase 1.93% 
over the next five years, to $71,813. 
 
The median home value in the area is $177,249, compared to a median home value of $234,154 
for the U.S. In five years, median value is projected to change by 1.60% annually to $191,850. 
 

 

 

 
 
Home to Bowling Green State University, students and visitors will find it’s part of a city that is 
safe, affordable, and provides a number of personal and professional opportunities.  Per 
WalletHub, Bowling Green State University is ranked 90th out of 415 best college towns & cities 
based on “WalletFitness,” Social Environment, and Academic & Economic Opportunities. One of 
the main attractions in Bowling Green is the annual Wood County Fair, which has taken place for 
144 years.  Over eight days it draws over 100,000 people to see sporting events, music & concerts, 
performing arts and culture, and community events for both kids and families.   
 
Bowling Green’s primary industry is manufacturing and has employers such as Vehtek, CMC 
Group, Cooper Seal Plant, and Toledo Molding & Die.  The city also boasts their own utilities 
infrastructure, which includes electric distribution, water treatment, water distribution, wastewater 
collection, and water pollution control.  It is also home to Ohio’s first utility-sized wind farm, 
generating enough energy to supply electricity to approximately 2,500 residents. 
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County Transportation 
Wood County is well traversed by Interstates 75, 80, 90, and 280, as well as numerous State Routes 
including the Ohio Turnpike.  Rail transportation is available from CSX, Norfolk Southern and the 
Toledo, Lake Erie and Western Railways.  Passenger and commercial air service are provided by the 
Wood County Regional Airport and the Toledo Express Airport.  Numerous other transportation 
modes are available from nearby Toledo, which is an important link and transportation center 
between such cities as Cleveland, Detroit, Chicago, Columbus, Dayton and Cincinnati, and is the 
center of a 14-county trading area.   

County Educational, Medical and Religious Facilities 
Wood County has 36 public schools serving about 16,700 students.  There are three major universities 
offering undergraduate, graduate, post-graduate, and professional (medicine, law) degrees.  These 
include the University of Toledo, Bowling Green State University and Lourdes University, which 
have a combined enrollment of over 40,000 students.  There also are community and technical 
colleges in the area, including 10,000-plus students at Owens Community College.  The area also 
features private business and technical schools, which have a combined enrollment of almost 20,000 
students. Medical care can be obtained from Wood County Hospital in Bowling Green as well as 
other major facilities in nearby Toledo (Lucas County).  These include University of Toledo Medical 
Center and St. Vincent Mercy Medical Center. There are about 60 religious facilities that serve the 
faith-based needs of the communities. 

County Housing and Income  
According to STDB.com, Wood County has a total of 55,673 housing units in the area, with 59.0% 
owner occupied, 32.8% renter occupied, and 8.1% vacant.   
Median home value in the area is $173,341, compared to a median home value of $234,154 for the 
U.S. In five years, median value is projected to change by 2.75% annually to $198,508.  
Current median household income is $60,701 in the area, compared to $60,548 for all U.S. 
households, and is projected to increase 2.89% annually over the next 5 years.  The current average 
household income is $83,925 in this area, compared to $87,398 for all U.S. households. Average 
household income is projected to be $94,928 in five years, or an increase of 2.49% annually.    
Presented on the following page is the housing and income summary provided by the Site To Do 
Business (STDB). 
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Employment Statistics 
Wood County’s major/notable employers include: 

Per STDB, the largest employment sector in Wood County is the service sector, which comprises 
about 51.2% of the work force.  Other major employment sectors include manufacturing (15.6%), 
retail trades (10.8%), and construction (5.0%), and transportation/utilities (5%).   

Bowling Green State University

Chrysler Group LLC

First Solar Inc.

Great Lakes Window Inc.

Magna Int'l/Norplas Inc.

Owens Community College

Owens Illinois Inc.

Walgreen Co.

Wood County Hospital Assoc.

WPP PLC/TNS Custom Research
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In general, the Northwest Ohio region 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 nationally.  Presented 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 Wood County in particular. 

Area Name Unemployment Rate

Defiance County 4.7%

Erie County 5.1%

Fulton County 4.2%

Hancock County 3.6%

Huron County 6.5%

Lucas County 4.9%

Ottawa County 4.4%

Paulding County 4.4%

Putnam County 3.4%

Sandusky County 4.4%

Seneca County 4.5%

Wood County 4.2%

Ohio 4.0%

United States 3.7%

Northwest Ohio County Unemployment Rates - July 2019

Source: www.economagic.com / US Bureau of Labor Statistics
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Area Data Conclusion 
Overall the Wood County area 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 July 2019 unemployment rate at 4.2% for Wood County, 
significantly lower to the twenty-year peak posted in late 2009, and as noted mostly in line with both 
the State of Ohio and national unemployment rates.  In addition, the supply and demand for most 
types of real estate in the Wood County area is 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 Wood County is considered to be 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 Luckey Road 
Pemberville (Liberty Township), OH 

General Market:  Northwest Ohio 
Sub Market:  Pemberville/ Wood 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. 
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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 partially heavily wooded and not cleared for typical farming use. 

Subject Specific 
The subject property, “as is” consists of one parcel (Parcel #’s: D14-512-040000003500) totaling 
about 20.99-acres (per the Wood County Auditor’s records) located at 0 Luckey Road, Pemberville 
(Freedom Township), OH.  The entire site is slightly irregular in shape with approximately 260’ of 
frontage on Luckey Road, and about 50’ of frontage on Sugar Ridge Road. However, as previously 
noted, the client has plans to purchase approximately 15.99 acres of vacant land of the larger 
parcel, which excludes the wooded area of the subject site. Therefore, we are valuing 15.99-
acres of vacant land within the larger parcel as though the acreage was split from the larger 
parcel. This is considered a “hypothetical condition” as of the effective date of the appraisal. 
It is assumed any requested parcel splits would be granted by the township or county 
(extraordinary assumption). A copy of the proposed parcel split layout can be found earlier in 
the report. According to the Freedom Township Zoning Department (Mr. Dan Kemner: 419-601-
0978) and the Wood County Planning Commission, the subject is zoned A-1: Agricultural District. 
Permitted uses within the Agricultural District include agricultural uses, single-family dwelling, 
public facilities, along within some additional permitted and conditional uses (see addendum for a 
list of permitted and conditional uses). 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. Please note, the school facility located across from the subject site has public sewers 
according to the Northwestern Water & Sewer District; however, the sewers extend to the 
east from the school and are not located along the subject site. A map provided by the 
Northwestern Water & Sewer District indicating the sewers can be found earlier in the 
report.  In addition, the subject property is located in a low risk flood hazard district, referred to 
as zone X.  

The subject property is located in the east central edge of Freedom Township and the east central 
portion of Wood County, about 1.75 miles northwest of the Village of Pemberville, about 1.50 miles 
south the Village of Luckey, 6.50 miles southwest of the Village of Woodville, about 9 miles 
northeast of the City of Bowling Green, about 19.75 miles to northwest the City of Fremont, and 
about 15.50 miles south of the City of Toledo.  The subject is located on the east side of Luckey 
Road and south side Sugar Ridge Road, north of Rees Road, south of Devils Hole Road, east of 
Aufderstrasse Road, and west of Lemoyne Road. The defined neighborhood consists of mainly 

Attachment K



 

Page 31 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

 

agricultural and large-lot residential applications. The Eastwood Elementary, Middle, and High 
School are located to the north of the subject, across Sugar Ridge Road. The Black Swamp 
Conservancy building is located adjacent to the subject site to the east. 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 Bowling Green area, and 
to the northwest in the Perrysburg Area.  
 
I-75 is located about 6.50 miles to the west, with access from SR-582 (about 7.25 miles to the 
northwest), E. Wooster Street (about 7.50 miles to the southwest), and State Highway 6 (about 8.75 
miles to the southwest). Other main thoroughfares in the area include State Route 199 (about 2.75 
miles to the west) and US Route 23 (about 4 miles to the east). Most commercial development is 
occurring to the southwest of the subject in the City of Bowling Green, to the southeast of the subject 
in the City of Freemont, and to the north of the subject in Perrysburg and the City of Toledo. Access 
to the subject site is considered average for a rural location. 
 
According to the Site to Do Business website, the subject’s area, which includes Freedom 
Township and Pemberville, had a 2019 population of 2,827 persons.  The population increased at 
an annual rate of 0.39% from 2010-2019 and is expected to increase at an annual rate of 0.39% 
over the next five years (2019-2024).  The median household income for the area in 2019 was 
$71,741, and the average household income was $79,276.  Also, according to the Site to Do 
Business, there are currently 1,124 housing units. Please see below and the following page for 
additional information from the Site to Do Business. 
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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 one parcel (Parcel #’s: D14-512-040000003500) totaling 
about 20.99-acres (per the Wood County Auditor’s records) located at 0 Luckey Road, Pemberville 
(Freedom Township), OH.  The entire site is slightly irregular in shape with approximately 260’ of 
frontage on Luckey Road, and about 50’ of frontage on Sugar Ridge Road. However, as previously 
noted, the client has plans to purchase approximately 15.99 acres of vacant land of the larger 
parcel, which excludes the wooded area of the subject site. Therefore, we are valuing 15.99-
acres of vacant land within the larger parcel as though the acreage was split from the larger 
parcel. This is considered a “hypothetical condition” as of the effective date of the appraisal. 
It is assumed any requested parcel splits would be granted by the township or county 
(extraordinary assumption). A copy of the proposed parcel split layout can be found earlier in 
the report. According to the Freedom Township Zoning Department (Mr. Dan Kemner: 419-601-
0978) and the Wood County Planning Commission, the subject is zoned A-1: Agricultural District. 
Permitted uses within the Agricultural District include agricultural uses, single-family dwelling, 
public facilities, along within some additional permitted and conditional uses (see addendum for a 
list of permitted and conditional uses). 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. Please note, the school facility located across from the subject site has public sewers 
according to the Northwestern Water & Sewer District; however, the sewers extend to the 
east from the school and are not located along the subject site. A map provided by the 
Northwestern Water & Sewer District indicating the sewers can be found later in the report. 

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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In addition, according to flood hazard map number 390809 0186D, effective September 2, 2011, 
the subject property is located in a low risk flood hazard district, referred to as zone X. The subject’s 
topography is generally level, and according to the Wood County Auditor’s records approximately 
9.30-acres is tillable, and 5.06-acres is considered woodland, with 6.41-acres considered “surplus” 
according to the auditors.   

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 institutional use 
properties. As noted earlier, the subject’s immediate area 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 $5,051 to $6,801 per acre. Following is our analysis. 
 

COMPARABLE LAND SALES SUMMARY TABLE 
 

No. Location Sale 
Date 

Price Size in 
Acres 

Price/ 
Acre 

1.  4500 Sugar Ridge Road 01/04/2016 $145,000 28.710 $5,051 

2.  0 Fostoria Road 03/06/2019 $103,440 17.240 $6,000 

3.  Devils Hole Road 04/27/2015 $320,785 57.283 $5,600 

4.  0 Range Line Road 09/08/2015 $200,000 31.490 $6,351 

5.  0 Douglas Road 01/13/2017 $197,500 33.980 $5,812 

6.  0 Devils Hole 02/25/2016 $146,132 21.487 $6,801 
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Land Sale No. 1 

Property Identification 
Record ID 4714 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 4500 Sugar Ridge Road, Pemberville, Wood County, Ohio 

43450 
Location North side of Sugar Ridge Road, east of Luckey Road, and 

west of Lemoyne Road 
Tax ID U69-612-330000005001 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Eastwood LSD 
MSA Toledo 

Sale Data 
Grantor Sara E Le Sheets 
Grantee Michael & Kathryn Chlebowski 
Sale Date January 04, 2016  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History No prior arm's length transactions in the past three years 
Instrument/Type General Warranty Deed/Survivorship #201600038 
Verification Robert Bruning: Broker - Home Town Realty; (419) 287-

4484,  Other sources: Wood County Auditor's Records, 
MLS Listing Sheet (MLS #:5095823), Confirmed by 
Richard Bandelaria 

Sale Price $145,000 
Cash Equivalent $145,000 
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Land Sale No. 1 (Cont.) 

Land Data 
Zoning A, Agricultural District 
Topography Generally Level/Partially Wooded 
Utilities No public water & sewer 
Dimensions 315' x 3,960' 
Shape Rectangular 
Flood Info Map #: 39173 0186D, Dated: 9/2/2011, Zone X 
Intended Use Agricultural/Residential 
Highest & Best Use Agricultural 
Ingress/Egress Sugar Ridge Road 
Depth 3,960 

Land Size Information 
Gross Land Size 28.710 Acres or 1,250,608 SF   
Net Land Size  28.490 Acres or 1,241,024 SF, 99.23% 
Front Footage 315 ft Total Frontage: 315 ft Sugar Ridge Road; 

Indicators 
Sale Price/Gross Acre $5,051 
Sale Price/Gross SF $0.12 
Sale Price/Net Acre $5,090 
Sale Price/Net SF $0.12 
Sale Price/Front Foot $460 

Remarks 
The property consists of one parcel totaling 28.71-acres. The site is located about 0.25-
miles east of Eastwood Schools. According to the Wood County Auditor's records, the site 
has about 20.67-acres of tillable acreage, 6.82-acres of woodland, 1-acre for a homesite, 
and 0.22-acres of right-of-way.  The purchaser of the site constructed a single-family home 
and outbuilding in 2016/2017 towards the front portion of the site.  
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Land Sale No. 2 

Property Identification 
Record ID 4717 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 0 Fostoria Road, Pemberville, Wood County, Ohio 43450 
Location West side of Fostoria Road, north of Kahler Road, south of 

Elmore Road, east of Bradner Road, and west of Mountler 
Road 

Tax ID D14-512-010000038000 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Eastwood LSD 
MSA Toledo 

Sale Data 
Grantor Dale W. Corfman Successor Trustee  
Grantee Kathryn & Roger B. Burtchin  
Sale Date March 06, 2019  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Assume cash to seller 
Sale History No prior arm's length transactions in the past three years 
Instrument/Type Fiduciary Deed 
Verification Other sources: Wood County Auditor's Records, MLS 

Listing Sheet (MLS #:6033743), Confirmed by Richard 
Bandelaria 

Sale Price $103,440 
Cash Equivalent $103,440 
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Land Sale No. 2 (Cont.) 

Land Data 
Zoning A, Agricultural District 
Topography Generally Level 
Utilities No public water & sewer 
Shape Irregular 
Flood Info Map #: 39173 0191D, Dated: 9/2/2011, Zone X 
Intended Use Agricultural 
Highest & Best Use Agricultural 
Ingress/Egress Fostoria Road 

Land Size Information 
Gross Land Size 17.240 Acres or 750,974 SF   
Net Land Size  17.220 Acres or 750,103 SF, 99.88% 
Front Footage 260 ft Fostoria Road; 

Indicators 
Sale Price/Gross Acre $6,000 
Sale Price/Gross SF $0.14 
Sale Price/Net Acre $6,007 
Sale Price/Net SF $0.14 

Remarks 
The property consists of one parcel totaling 17.24-acres. Attempts to contact Ms. Lana 
Rife, broker with Key Realty Ltd. (419-344-9512) were not successful.  All verification of 
data was from the Wood County Auditor's records and the broker's MLS sales listing sheet 
(MLS #: 6033743). According to the MLS listing sheet the site was tiled. 
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Land Sale No. 3 

Property Identification 
Record ID 3782 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address Devil's Hole Road, Troy Township, Wood County, Ohio 

43443 
Location South side of Devil's Hole Rd. and east side of Pemberville 

Rd. 
Tax ID U69-612-350000008504 
Restrictions No unusual restrictions, reservations or exceptions noted 
School District Eastwood 
Date Inspected 08/17/2017 

Sale Data 
Grantor Terri L. Swartz 
Grantee Jim L. Cajka and John W. Cajka 
Sale Date April 27, 2015  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Conventional - Ag Credit Agricultural Credit Assoc. - 

$160,000 
Sale History No sales in prior 3 years 
Instrument/Type Warranty Deed #201504935 
Verification Kelley Knitz (Listing & Selling Agent); (419) 720-5600, 

July 11, 2017; Other sources: MLS & Public Records, 
Confirmed by Sean Farmer 

Sale Price $320,785 
Cash Equivalent $320,785 
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Land Sale No. 3 (Cont.) 

Land Data 
Zoning A-1, Agricultural
Topography Mostly Level
Utilities No public water or sewer available at the site
Dimensions See Plat
Shape Irregular
Flood Info Panel #390809 0180D, Zone X, 09/02/2011
Intended Use Agricultural
Highest & Best Use Agricultural
Ingress/Egress Devil's Hole Rd. & Pemberville Rd. (full motion access)

Land Size Information 
Gross Land Size 57.283 Acres or 2,495,247 SF   
Net Land Size  56.400 Acres or 2,456,784 SF, 98.46% 
Front Footage 1,270 ft Total Frontage: 843 ft Devil's Hole Road; 427 ft 

Pemberville Road; 

Indicators 
Sale Price/Gross Acre $5,600 
Sale Price/Gross SF $0.13 
Sale Price/Net Acre $5,688 
Sale Price/Net SF $0.13 
Sale Price/Front Foot $253 

Remarks 
Per Kelley Knitz, listing and selling agent, the site contained some tiling but needed to be 
tiled better because it held water.  Because of that, the site was price lower.  The site is 
approximately 99% tillable. 
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Land Sale No. 4 

Property Identification 
Record ID 3740 
Property Type Agricultural/Recreational, A100 Agricultural Vacant Land 
Address 0 Range Line Road, Weston, Wood County, Ohio 43569 
Location Northwest side of Range Line Road and Euler Road, north 

of Sand Ridge Road, south of US-Highway 6, east of Otsego 
Pike and west of Potter Road 

Tax ID X77-509-250000043000 
Restrictions No unusual deed restrictions, reservations, or exceptions 

noted. 
School District Otsego LSD 
MSA Toledo 

Sale Data 
Grantor Steven S. Kaltenbach 
Grantee Bruce W. Wetzler 
Sale Date September 08, 2015  
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Conventional - Cash to Seller 
Sale History No prior arm's length transactions within the past three years 
Verification Tim Westhoven: Broker - AA Green Realty, Inc.; 419-409-

1000, September 05, 2019; Other sources: Wood County 
Auditor's Records, MLS Listing Sheet (MLS #: 5084416), 
Confirmed by Richard Bandelaria 

Sale Price $200,000 
Cash Equivalent $200,000 
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Land Sale No. 4 (Cont.) 

Land Data 
Zoning A, Agricultural District 
Topography Mostly Level 
Utilities Electricity (No public water & sewer) 
Shape Irregular 
Landscaping Partially wooded/Pond 
Flood Info 390809 0250D, Zone X, Date: 9/2/2011 
Intended Use Agricultural/Recreational 
Highest & Best Use Agricultural/Recreational 
Ingress/Egress Range Line Road & Euler Road 

Land Size Information 
Gross Land Size 31.490 Acres or 1,371,704 SF   
Net Land Size  30.440 Acres or 1,325,966 SF, 96.67% 

Indicators 
Sale Price/Gross Acre $6,351 
Sale Price/Gross SF $0.15 
Sale Price/Net Acre $6,570 
Sale Price/Net SF $0.15 

Remarks 
The property in the western portion of Wood County. The site consists of a total of 31.49-
acres with about 5.46-acres of woodland, 24.98-acres tillable, and 1.05-acres of right-of-
way.  

According to the USDA soil map, the site consists of 46.3% Wauseon Fine Sandy Loam, 
30.2% Mermill-Aurand Complex, 13.4% Ottokee-Spinks Loamy Fine Sand, 5.3% Rimer 
& Tedrow Till Substratum Loamy Fine Sands, and 4.7% Mermill Find Sandy Loam.  

There is a 0.50-acre clay-lined pond that is 15' to 20' deep at the deepest point. According 
to Mr. Westhoven, the sale was arm's length with no concessions involved. The site was 
purchased to be used as a park. 
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Land Sale No. 5 

Property Identification 
Record ID 3764 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 0 Douglas Road, Bradner, Wood County, Ohio 43406 
Location NE corner of Douglas Road at Pemberville Road 
Tax ID L46-412-110000007002 
Longitude, Latitude W-83.455723, N41.324203
Restrictions None known
School District Lakota LSD
MSA Toledo
Market Type Northwest Ohio

Sale Data 
Grantor Stinehart Marvin Successor Co Trustee et al. Alexander 

Mark L Trustee 
Grantee  Alexander Mark L Trustee 
Sale Date January 13, 2017  
Deed Book/Page V. 3502, P. 581 OR
Property Rights Fee Simple
Marketing Time 20 Days on market
Conditions of Sale Arm's Length
Financing Cash
Sale History No 3-year sales
Instrument/Type Trustee's Deed Inst. No. 201700535
Verification Judy Lamberjack, Lamcor Realty, Listing Broker; 419-421-

7582, June 26, 2017; Wood County Auditor,  Other sources:
Wood County Recorder, Heartland MLS, Confirmed by
Kim Schaefer

Sale Price $197,500 LP $207,000 (95% SP:LP Ratio) 
Cash Equivalent $197,500   
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Land Data 

Land Sale No. 5 (Cont.) 

Zoning None, Unzoned 
Topography Level 
Utilities Electric/ No public water & sewer 
Dimensions 1,275 x 1,120 
Shape Irregular 
Landscaping None 
Flood Info 390809 0305D Zone X, 09-02-2011 
Intended Use Farming 
Highest & Best Use Agricultural 
Ingress/Egress Pemberville, Douglas and Caldwell; all full motion access 

Land Size Information 
Gross Land Size 33.980 Acres or 1,480,169 SF   

1.680 Acres or 73,181 SF, 4.94% ROW 
26.030 Acres or 1,133,867 SF, 76.60% Tillable 
6.270 Acres or 273,121 SF, 18.45% Tillable 

Front Footage 1,120 ft Pemberville Road; 1,275 ft Douglas Road; 425 ft.  
Caldwell Road; 

Indicators 
Sale Price/Gross Acre $5,812 
Sale Price/Gross SF $0.13 
Sale Price/ Acre $117,559 
Sale Price/ SF $2.70 

Remarks 
This sale was part of a liquidation of an estate. The transaction was an arm's length sale of 
33.98 acres of farmland located west of Bradner, Ohio. There were no concessions. The 
property was marketed in the MLS for 20 days and had an escrow period of 38 days. This 
parcel was part of a large estate that had been divided into trusts for the surviving children 
of the deceased. The sale was not a liquidation sale but one beneficiary deciding to sell a 
portion of his share. 

According to Judy Lamberjack, the field was not tiled and was used for rotated row crops. 
Actual yields were unknown. 

Soil Types -% of land:/ Yields Corn: Beans Bushels per acre 
HoA - 65.3%/167: 52 
OtB - 21.6%/110: 33 
RfA - 1.7%/130: 41 
SdA - 2.1%/ 124: 40 
SdB - 0.4%/120: 36 
Soil types, breakdown and yields are from USDA Web Soil Survey 06/27/2017. 
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Land Sale No. 6 
 

 
 

Property Identification  
Record ID 3825 
Property Type Agricultural, A100 Agricultural Vacant Land 
Address 0 Devils Hole, Webster Township, Wood County, Ohio 

43450 
Location South side of Devils Hole Road between McCutcheonville 

Road & Caris Road 
Tax ID W75-611-360000002002 
Restrictions No unusual restrictions, reservations or exceptions noted. 
School District Eastwood LSD 
Date Inspected 8/17/2017 
  
Sale Data  
Grantor Douglas A. & Jana D. VanVorhis 
Grantee Russell Hay, LLC 
Sale Date February 25, 2016  
Deed Book/Page Vol. 3424, P. 1088 
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Cash 
Sale History No other arm's length sales within the last 5 years. 
Instrument/Type General Warranty Deed #201602459 
Verification John Russell - Grantee; (419) 466-7945, August 16, 2017; 

Other sources: Public Records, Confirmed by Mike Ducey 
  
Sale Price $146,132   
Cash Equivalent $146,132   
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Land Sale No. 6 (Cont.) 

Land Data 
Zoning A: Agricultural 
Topography Mostly Level 
Utilities Electric/No public water & sewer 
Dimensions See Plat 
Shape Irregular 
Flood Info Panel #390809 0160D, Zone x, 9/2/2011 
Intended Use Agriculture 
Highest & Best Use Agriculture 
Ingress/Egress Devils Hole Road (full motion access) 

Land Size Information 
Gross Land Size 21.487 Acres or 935,974 SF   
Net Land Size  21.029 Acres or 916,023 SF, 97.87% 
Front Footage 665 ft Total Frontage: 665 ft Devils Hole Rod; 

Indicators 
Sale Price/Gross Acre $6,801 
Sale Price/Gross SF $0.16 
Sale Price/Net Acre $6,949 
Sale Price/Net SF $0.16 
Sale Price/Front Foot $220 

Remarks 
According to John Russell, grantee, the seller was out of state and motivated and the rear 
portion of the site has limited access due to a creek.  Therefore, in Mr. Russell's opinion he 
purchased the site at about $1,000 per acre below market; however, the actual purchase 
price appears to be at market. Therefore no adjustments were made to the sale price.  The 
site has 1.005 Acres HgA waste and 20.068 Acres HgA tillable. 

Attachment K



Page 53 of 65 
File No. MART-19-08-366: 0 Luckey Road, Pemberville (Freedom Twp.), OH 

Item Subject Sale #1 Sale #2 Sale #3 Sale #4 Sale #5 Sale #6

Address
0 Luckey Road

Pemberville (Freedom Twp.), OH

4500 Sugar Ridge Road

Pemberville (Troy Twp.), OH

0 Fostoria Road

Pemberville (Freedom Twp.), OH

0 Devils Hole Road

Pemberville (Troy Twp.), OH

0 Range Line Road

Weston (Weston Twp.), OH

0 Douglas Road

Bradner (Montgomery Twp.), OH

0 Devils Hole Road

Pemberville (Webster Twp.), OH

Sale Price $145,000 $103,440 $320,785 $200,000 $197,500 $146,132

Additional Adjust (Razing Cost/Terms) None $0 $0 $0 $0 $0 $0

Price per Acre. TBD $5,051 $6,000 $5,600 $6,351 $5,812 $6,800

Property Rights Fee Simple 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 Cash to Seller

Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length

Market Conditions 9/5/2019 1/4/2016 3/6/2019 4/27/2015 9/8/2015 1/13/2017 2/25/2016

Transactional Per Acre Subtotal N / A $5,051 $6,000 $5,600 $6,351 $5,812 $6,800

Location
Pemberville/Freedom Township

Agricultural/Rural Res./ Institutional

Pemberville/Troy Township

Agricultural/Rural Res/Institutional

Similar   

Pemberville/Freedom Township

Agricultural/Rural Residential

Similar   

Pemberville/Troy Township

Agricultural/Rural Residential

Similar   

Weston/Weston Township

Agricultural/Rural Residential

Similar   

Bradner/Montgomery Township

Agricultural/Rural Residential

Similar   

Pemberville/Webster Township

Agricultural/Rural Residential

Similar   

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

No public water & sewer   

Similar

Land Size ( acres ) 15.99 28.71 5% 17.24 57.28 10% 31.49 5% 33.98 5% 21.49

Shape Irregular
Rectangular/Narrow   

Inferior
10%

  Irregular   

Similar

  Irregular   

Similar

 Irregular   

Similar

 Irregular   

Similar

 Irregular   

Similar

Flood Zone Zone X
Zone X

Similar

Zone X

Similar

Zone X

Similar

Zone X

Similar

Zone X

Similar

Zone X

Similar

Zoning / Land Use A-1: Agricultural District
A: Agricultural District

Similar

A: Agricultural District

Similar

A-1: Agricultural District

Similar

A: Agricultural District

Similar

Unzoned

Similar

A: Agricultural District

Similar

Highest & Best Use Agricultural Agricultural/Rural Residential Agricultural/Recreational Agricultural/Recreational Agricultural/Recreational Agricultural Agricultural/Rural Residential

Amenities/Site Improvements Typical
Partiall Wood

Typical
Typical Typical

Partially Wood/Pond

Typical
Typical Typical

Total Additive Adjustments 15% 0% 10% 5% 5% 0%

Transactional Adjusted Price Per Acre $5,051 $6,000 $5,600 $6,351 $5,812 $6,800

Final Indicated Price Per Acre $5,809 $6,000 $6,160 $6,669 $6,103 $6,800

AVERAGE PRICE PER ACRE $6,257 15.99-Acres $6,300

MEDIAN PRICE PER ACRE $6,132

MINIMUM PRICE PER ACRE $5,809

MAXIMUM PRICE PER ACRE $6,800

Indicated Value (SCA) - $100,000

0 LUCKEY ROAD
PEMBERVILLE (FREEDOM TOWNSHIP), OH

Land Sales Comparison Grid

Indicated Value via The Sales Comparison Approach

x = $100,737
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CORRELATION OF MARKET DATA WITH THE SUBJECT SITE 

15.99-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.  Six 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 proposed 15.99-acre vacant site split from an 20.99-acre “larger parcel” site is zoned 
Agricultural District, and is located across from the Eastwood Schools.  

The sales were utilized for agricultural purposes or purchased for rural residential or recreation 
purposes, and provide a cross section of vacant land sites in the Wood 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 $5,051 to $6,801 
per acre, with an average of about $5,936 per acre, prior to adjustments.  From a purely statistical 
point of view, the range of values provided an adjusted mean of $6,113 per acre and a median of 
$6,080 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 sales #1, #3, #4 and #5 were adjusted upward for size. Generally speaking, larger 
parcels/sites typically sell at a lower price per acre when all other factors are considered equal. 
Comparable sale #1 was adjusted upward for shape due to its long narrow shape within minimal 
road frontage.  

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

6 Generally Similar $146,132 2/25/2016 21.49 $6,800

Subject N/A N/A N/A 15.99 TBD

2 Generally Similar $103,440 3/6/2019 17.24 $6,000

4 Slightly Inferior $200,000 9/8/2015 31.49 $6,351

5 Slightly Inferior $197,500 1/13/2017 33.98 $5,812

3 Inferior $320,785 4/27/2015 57.28 $5,600

1 Inferior $145,000 1/4/2016 28.71 $5,051

RANKING ANALYSIS

After Transactional Adjustments
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After all adjustments were made, a range of $5,809 to $6,800 per acre was estimated with an 
average of about $6,257 per acre.  Taking into account the subject’s size, general overall average 
rural location, available utilities, current zoning, amenities, and location across from Eastwood 
Schools, with all comparables generally being weighted equal towards value, a unit price range 
near the middle to upper-middle portion of the comparables adjusted range, say $6,300 per acre 
will be applied.   

Thus, value is then calculated as follows: 

15.99 acres x $6,300 per Acre = $100,737          say     $100,000 (Rounded) 

 Value Indication Via Sales Comparison Approach – $100,000 (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  .....................................................$100,000 

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 six 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 if 15.99-acres were split from the “larger” 
parcel” (20.99+ acres), as of September 5, 2019 was: 

$100,000 
ONE HUNDRED 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. The subject property, “as is” consists of one parcel (Parcel #: D14-512-040000003500)
totaling about 20.99-acres of vacant land (per the Wood County Auditor’s records).
However, the client has plans to purchase approximately 15.99 acres of vacant land of the
larger parcel, which excludes the wooded area of the subject site. Therefore, we are valuing
15.99-acres of vacant land within the larger parcel as though the acreage was split from the
larger parcel. This is considered a “hypothetical condition” as of the effective date of the
appraisal.

3. It is assumed any requested parcel splits would be granted by the township or county
(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 

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:  ZONING INFORMATION 
 
EXHIBIT C:  QUALIFICATIONS & DISCLOSURE STATEMENTS 
 
EXHIBIT D:  ENGAGEMENT LETTER 
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