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RE 25-1  
Revised 01-2014 Summary Sheet 

N/A  

Estimates of Value and Determination of Total Damages, If Uncured 

Value Before     –   Value of Residue (Uncured)   =   Difference     –    Part Taken    = Total Damages, If Uncured 

$35,000 – $0 = $35,000 – $35,000 = $0 

N/A  

Compensation Based Upon a Limited-Scope Appraisal 
Value Before  *Note:  Value stated may not include all structures  

            Part Taken             +          Net Cost-to-Cure      +     Temporary Easement(s)   = Compensation 
 +  +  =  

N/A  

The Cost-to-Cure Analysis  

Feasibility of the Cost-to-Cure 
        if  Cost-to-Cure         <                 Total Damages, If Uncured      then Cost-to-Cure is           Feasible 
        if  Cost-to-Cure         >                 Total Damages, If Uncured      then Cost-to-Cure is         Not Feasible 

 <   

  
Damages Remaining After the Residue is Cured 
Value of Residue (Cured)           –           Value of Residue (Uncured)          =        Value of the Cure 

 –  =  

Total Damages, If Uncured        –          Value of the Cure                           =         Remaining Damages (Uncured) 
 –  =  

  
Net Cost-to-Cure 

Cost-to-Cure            – Items Cured, But Paid For in the Part Taken =   Net Cost-to-Cure 
 -  =  

 
Allocation of Compensation to the Part Taken 

 Parcel No. Area  Description Amount   

La
nd

 

10-WD 1.063 Acre Residential Land @ $13,000 / Acre  (rounded) $13,820 
    
    
Total Allocation to Land Taken $13,820 

Si
te

 Im
pr

ov
em

en
ts

 

10-WD +/- 860 SF Concrete @ $5.00/SF less 50% depr. (Rd.) $2,150 

 

10-WD 1 Septic system @ $6,000 less 50% $3,000 
10-WD 1 Water well @ $4,000 less 50% $2,000 
    
    
    
Total Allocation to Site Improvements Taken $7,150 

St
ru

ct
ur

e
s 

10-WD 1,296 SF Single-family dwelling $11,930 
 

 
10-WD 300 SF Outbuilding @ $35/SF less 80% depr. $2,100 
Total Allocation to Structures Taken $14,030 

 Total Allocation to the Part Taken $35,000 
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Revised 01-2014 
 

D
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ag
es

 

Allocation of Compensation to Damages 
Cost-to-Cure / Net Cost-to-Cure 

 
 

Parcel No. Area  Description Amount 
    
    
    
    
    
Total Allocation to Cost-to-Cure $0 
 
Uncured Damages 

 
 

Parcel No. Area  Description Amount 
    
    
    
    
    
Total Allocation to Uncured Damages  
Total Allocation to Damages $0 

 

Te
m

po
ra

ry
 E

as
em

en
ts

 Allocation of Compensation to Temporary Easements 
Parcel No. Area  Description Amount 

 

    
    
    
    
    
Total Allocation to Temporary Easements $0 

 
Estimate of Total Compensation  

 Total Allocation to the Part Taken $35,000 

 

 Damages 

  Total Allocation to Cost-to-Cure $0 

 Total Allocation to Uncured Damages $0 

 Total Damages $0 
 Total Allocation to Temporary Easements  $0 
Total Compensation $35,000 

 
  



 

 
 

RE 25-6 

CERTIFICATE OF 
APPRAISER 

COUNTY MUS 
Rev. 03-2019 ROUTE 376 
 SECTION 5.09 
 PARCEL # 10 
 PID # 115989 
 FEDERAL PROJECT # N/A 
 I  hereby certify:  

That on June 15, 2023 (date(s)) I personally made a field inspection of the property herein appraised, and that I have afforded 
Charlie Rodgers, property owner the opportunity to accompany me at the time of inspection.  (If inspection accompaniment is 
not made, state reason)   
 
I have also, on various (date)(s), personally made a field inspection of the comparable sales relied upon in making said appraisal.  
The subject and the comparable sales relied upon in making said appraisal were as represented by the photographs contained in 
said appraisal. 
 
That to the best of my knowledge and belief the statements contained in the appraisal herein above set forth are true, and the 
information upon which the opinions expressed herein are based is correct.  The reported analyses, opinions, and conclusions are 
limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional 
analyses, opinions, and conclusions. I am in agreement with all statements provided in this report. 
 
That I understand that such appraisal may be used in connection with the acquisition of right of way for a transportation project 
to be constructed by the Ohio Department of Transportation with the assistance of Federal-aid highway funds or other Federal 
Funds. 
 
That such appraisal has been made in conformity with the appropriate State laws, regulations, and policies and procedures 
applicable to appraisal of right of way for such purposes; and that to the best of my knowledge no portion of the value assigned 
to such property consists of items which are non-compensable under the established law of the State of Ohio. 
 
My engagement in this assignment was not contingent upon 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. 
 
That I have no direct or indirect present or contemplated future personal interest in such property or in any benefit from the 
acquisition of such property appraised, and no personal interest with respect to the parties involved. 
 
That I, in determining the compensation for the property, have disregarded any decrease or increase in the fair market value of 
the real property that occurred prior to the date of valuation caused by the public improvement for which such property is 
acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical 
deterioration within the reasonable control of the owner. 
 
That I have not revealed the findings and results of such appraisal to anyone other that the proper officials of the Ohio 
Department of Transportation or officials of the Federal Highway Administration, or until I am required to do so by due process 
of law, or until I am released from this obligation by having publicly testified as to such findings. 
 
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 analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform 
Standards of Professional Appraisal Practice as well as Federal regulation 49 CFR Part 24 and Ohio Administrative Code 
5501:2-5-06.  
 
 
 
 
 
 



 

 

Class of 
Certification/Licensure:  Certified 

General  Certified 
Residential  Licensed 

Residential  Registered Assistant 

  Temporary Certification or License 

Certification/License Number: 2007000484  

 This report  is within the scope of my Certification or License. 

  is not within the scope of my Certification or License. 

I disclose that: 

  I am an employee of the Ohio Department of Transportation (or Agency) and I am approved to perform appraisal 
services. 

 
 

I am a consultant approved by the ODOT - Office of Consultant Services to perform appraisal services for ODOT 
projects and Federally funded projects. 

 

 

I have not provided any services regarding the subject property within the three year period immediately preceding 
acceptance of the assignment, as an appraiser or in any other capacity.  If this box is not checked then the appraiser 
must provide an explanation and clearly and conspicuously disclose whatever services have been provided for this 
property in the past three years. 

 

 No one provided significant real property appraisal assistance to the person signing this certification.  All 
conclusions and the analyses within the report were made by the appraiser signing the report. 

 

That my opinion of the fair market value of the property being acquired, including temporaries, as of June 15, 2023 

 is  $35,000 based upon my independent appraisal and the exercise of my professional judgement. 

 
 

July 25, 2023 

 

   

 Date Signed  Signature 

   

  Nathan D. Garnett 
  Typed Name  
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5. PART 1: INTRODUCTION 
 
6.  EXECUTIVE SUMMARY 
 
Location: 8895 Gaysport Hill Road, Blue Rock Township, Ohio 43720  

 
Property Type: Residential 
 
Land Areas  
 
Area of Larger Parcel: The R/W Plans include tax parcel 06-42-02-51-000, which 

contains 1.063 gross acres, 0.000 acres of P.R.O., and 1.063 net 
acres.  It is noted that the most recent deed reflects the subject as 
containing 1.061 acres.   

 
  Parcel No. Area   Rights Acquired 

Part Acquired: 10-WD  1.063 net acre 
Warranty deed take for road 
construction in the name of 
the Ohio Department of 
Transportation  
    
    
  

Area of Residue: Total acquisition 
 
Larger Parcel Before the Take:  
 
In the before situation, the larger parcel contains 1.063 gross acres / 1.063 net acres.  The site is 
improved with a single-family residential dwelling and supporting site improvements.  It is 
above the grade of Gaysport Hill Road and County Road 376.  The site has access to Gaysport 
Hill Road via one dirt drive.   
 
The Ohio Department of Transportation is in the process of preparing for remediation of rock cut 
slope to improve slope stability along State Route 376.  The subject property will be acquired in 
total.  
 
Residue Property: 
 
The subject property will be acquired in total. 
 
Estimated Compensation: $35,000 
 
Identification of Plans Valuation Was Based On: 
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Right-of-way Plans were prepared by Thomas Fok & Associates, Inc. The Right-of-way Plans 
are dated 5/08/2023. 
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7.  SPECIAL ASSUMPTIONS OR CONDITIONS 
 
The Ohio Department of Transportation is in the process of preparing for remediation of rock cut 
slope to improve slope stability along State Route 376.  The proposed project, known as MUS-
376-5.09, will acquire the property in total.  This report is subject to the changes being made as 
reflected on the right-of-way plans provided by the client. 
 
The Uniform Standards of Professional Appraisal Practice (USPAP) requires the appraiser to 
consider the impact of any proposed public improvements.  The market value estimated in this 
appraisal, however, is based on the regulatory requirement for Influence of the Project on Just 
Compensation, section 5501:2-5-06 (C)(2) of the Ohio Administrative Code, which requires the 
appraiser do the following: 
 

To the extent permitted by applicable law, the appraiser shall disregard any decrease or 
increase in fair market value of the real property caused by the project for which the 
property is to be acquired, or by the likelihood that the property would be acquired for the 
project, other than that due to physical deterioration within reasonable control of the owner. 

 
Thus, the before value of this report does not take the influence of the proposed project, if any, 
into consideration.  This is a hypothetical condition.  According to The Dictionary of Real Estate 
Appraisal, Sixth Edition, page 113, a hypothetical condition is “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.  Comment: Hypothetical 
conditions are contrary to known facts about physical, legal, or economic characteristics of the 
subject property; or about conditions external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.” 
 
According to The Dictionary of Real Estate Appraisal, Sixth Edition, pages 83 and 84, an 
extraordinary assumption is “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.   
 
Comment: Extraordinary assumptions presume as fact otherwise uncertain information about 
physical, legal, or economic characteristics of the subject property; or about conditions external 
to the property, such as market conditions or trends; or about the integrity of data used in an 
analysis.” 
 
Note, USPAP requires the appraiser to disclose that the use of a hypothetical condition and/or 
extraordinary assumptions may impact assignment results.   
 
All conclusions and opinions in this appraisal report are subject to the Special and General 
Assumptions and Limiting Conditions that are an integral part of this report.  No opinions or 
conclusions are valid unless this report is considered in its entirety and only if used for its 
intended use by the client and its intended users.  No parties are authorized to rely upon this 
report, or any part thereof, for any other purpose or use whatsoever. 
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8.  GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
 
This report has been made with the general assumptions and limiting conditions listed below.  
Acceptance of, and/or use of, this appraisal report constitutes acceptance of the following: 
 
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, it might not include full discussions of the 
data, reasoning and analyses that were used in the appraisal process to develop the 
appraiser’s opinion of value.  Supporting documentation concerning the data, reasoning 
and analyses is retained in the appraiser’s files.  The information contained in this report 
is specific to the needs of the client and for the intended use stated in this report.  The 
appraiser is not responsible for unauthorized use of this report. 

 
2.  No responsibility is assumed for the legal description provided of for matters pertaining 

to legal or title considerations.  Title to the property is assumed to be good and 
marketable unless otherwise stated. 

 
3.  The property is appraised free and clear of any or all liens or encumbrances unless 

otherwise stated. 
 
4.  Responsible ownership and competent property management are assumed unless 

otherwise stated. 
 
5.  The information furnished by others is believed to be reliable, but no warranty is given 

for its accuracy. 
 
6.  All engineering studies are assumed to be correct.  Any plot plans and illustrative 

material in this report are included only to help the reader visualize the property. 
 
7.  It is assumed that there are no hidden or unapparent conditions of the property, subsoil or 

structures that render it more or less valuable.  No responsibility is assumed for such 
conditions or for obtaining the engineering studies that may be required to discover them. 

 
8.  It is assumed that the property is in full compliance with all applicable federal, state and 

local environmental regulations and laws unless the lack of compliance is stated, 
described and considered in the appraisal report. 

 
9.  It is assumed that the property conforms to all applicable zoning and use regulations and 

restrictions unless a nonconformity has been identified, described and considered in the 
appraisal report. 

 
10.  It is assumed that all required licenses, certificates of occupancy, consents and other 

legislative or administrative authority from any local, state or national government or 
private entity or organization have been or can be obtained or renewed for any use on 
which the opinion of value contained in this report is based. 
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11.  It is assumed that the use of the land and improvements is confined within the boundaries 

or property lines of the property described and that there are no encroachment or trespass 
unless noted in the report. 

 
12. Unless otherwise stated in this report, the existence of hazardous materials, which may or 

may not be present on the property, was not observed by the appraiser.  The appraiser has 
no knowledge of the existence of such materials on or in the property.  The appraiser, 
however, is not qualified to detect such substances.  The presence of substances such as 
asbestos, urea-formaldehyde foam insulation and other potentially hazardous materials 
may affect the value of the property.  The value estimated is predicated on the assumption 
that there is no such material on or in the property that would cause a loss in value.  No 
responsibility is assumed for such conditions or for any expertise or engineering 
knowledge required to discover them.  The intended user is urged to retain an expert in 
this field, if desired. 

 
13. The existence of wetlands, which may or may not be present on the property, was not 

observed by the appraiser unless otherwise stated in this report.  The appraiser has no 
knowledge of the existence of such areas on or in the property.  The appraiser, however, 
is not qualified to detect wetlands.  The presence of wetlands may affect the value of the 
property.  The value estimated is predicated on the assumption that there are no such 
areas on or in the property that would cause a loss in value.  No responsibility is assumed 
for such conditions or for any expertise or engineering knowledge required to discover 
them.  The intended user is urged to retain an expert in this field, if desired. 

 
14. The Americans with 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 the 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. 

 
15. Any allocation of the total value estimated in this report between the land and the 

improvements applies only under the stated program of utilization.  The separate values 
allocated to the land and buildings must not be used in conjunction with any other 
appraisal and are invalid if so used. 

 
16. Possession of this report, or a copy thereof, does not carry with it the right of publication.  

The report may not be used for any purpose by any person other than the party to whom it is 
addressed without the written consent of the appraiser, and in any event, only with properly 
written qualification and only in its entirety. 
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17. The appraiser, by reason of this appraisal, is not required to give further consultation or 
testimony or to be in attendance in court with reference to the property in question unless 
arrangements have been previously made. 

 
18. Neither all nor any part of the contents of this report (especially any conclusions as to 

value, the identity of the appraiser, the appraiser’s associates or the firm with which the 
appraiser is connected) shall be disseminated to the public through advertising, public 
relations, news, sales or other media without the prior written consent and approval of the 
appraiser. 

 
19. Any sketches in this report may show approximate dimensions, are included to assist the 

reader in visualizing the property and are not necessarily to scale, nor should they be 
construed as being surveys.  Maps and exhibits found in this report are provided for 
reader reference purposes only.  No guarantee as to accuracy is expressed or implied 
unless otherwise stated in this report.  No survey has been made by the appraiser for the 
purpose of this report. 

 
20. Any proposed improvements are assumed to be completed in a good workmanlike 

manner in accordance with the submitted plans and specifications. 
 
21. The conclusions stated herein, including values which are expressed in terms of the U.S. 

Dollar, apply only as of the date of value and are based on prevailing physical and 
economic conditions and available information at that time.  No representation is made as 
to the effect of subsequent events. 

 
22. No opinion is expressed as to the value of subsurface oil, gas or mineral rights and it is 

assumed the property is not subject to surface entry for the exploration or removal of such 
materials, except as is expressly stated. 

 
23. This appraisal report and all the conclusions herein have been prepared based on right-of-

way and/or construction plans referenced in this report.  In the event of any significant 
changes to these said plans, the appraiser reserves the right to alter the valuation based on 
said changes relating to the subject parcel. 

 
24. The appraiser is not qualified as a property inspector, therefore this report is not to be 

relied upon as a property inspection report. 
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9.  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 my 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 no 

personal interest with respect to the parties involved. 
 

- 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 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 made a personal inspection of the property that is the subject of this report. 
 

- All conclusions and the analyses within the report were made by the appraiser signing the report. 
 

- 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 the agreement to 
perform this assignment. 

 
 
MARTIN + WOOD APPRAISAL GROUP, LTD. 
 

       07/25/2023 
Nathan D. Garnett              Date 
Appraiser 
State of Ohio Certificate No. 2007000484 
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10.  PHOTOGRAPHS OF SUBJECT PROPERTY 
 
Pictures were taken by / Date(s):  Nathan D. Garnett / June 15, 2023 
 

  

Front view of dwelling Rear view of dwelling 
 

  

View of family room View of kitchen 

  

Bedroom Bedroom 
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Bedroom Bathroom 
 

  

Outbuilding Interior view of outbuilding 
 

 

 

View along Gaysport Hill Road facing north View along Gaysport Hill Road facing south 
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View along SR 376 facing east View along SR 376 facing west 
 

 

 

View along SR 376 facing north View subject facing south 
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Aerial Photograph of the Subject Property:  Note, the aerial photograph was downloaded 
from the Muskingum County GIS website on June 16, 2023. 
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11.  DECLARATION OF REPORTING OPTION 
 
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.  Supporting documentation is retained in the appraiser’s files. 
 
12. IDENTIFY THE CLIENT AND ANY USERS 
 
The client is the Ohio Department of Transportation.  The users of the appraisal may include the 
Ohio Department of Transportation, the property owner and the Ohio Attorney General’s Office.  
The Martin + Wood Appraisal Group is working on behalf of the client through West Erie Realty 
Solutions. 
 
13. STATE THE INTENDED USE OF THE APPRAISAL 
 
The appraisal, if recommended by the client, may be used as a basis to establish the fair market 
value of the part taken and damages, if any, to the residue property.  The appraisal will be given 
to the property owner during the negotiation process in compliance with Ohio law and it may be 
used as evidence in an appropriation case. 
 
14. SUMMARIZE THE IDENTITY OF THE REAL ESTATE INVOLVED IN THE 

APPRAISAL 
 
The subject’s address is 8895 Gaysport Hill Road, Blue Rock, Ohio 43720.  The subject site is 
located on the east side of Gaysport Hill Road and south and west side of State Route 376.  The 
subject is improved with a single-family residential dwelling, outbuilding and supporting site 
improvements. 
 
15. STATE THE REAL PROPERTY INTEREST BEING APPRAISED 
 
The real property interest being appraised is the fee simple interest in the whole property before 
the taking and the fee simple interest of the residue property after the taking. 
 
16. STATE THE PURPOSE OF THE APPRAISAL 
 
The purpose of the appraisal is to estimate compensation to the property owner for the part taken 
and damages, if any, to the residue property due to the proposed highway project.  Compensation 
is the total of the part taken, damages to the residue property (if any) and any temporary 
easement takings. 
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17.  DEFINITION OF MARKET VALUE 
 
The definition of fair market value utilized by ODOT is based on the Ohio Jury Instruction [CV 
609.05 Compensation] and is: 
 

You will award to the property owner(s) the amount of money you determine to be the 
fair market value of the property taken.  Fair market value is the amount of money which 
could be obtained on the market at a voluntary sale of the property.  It is the amount a 
purchaser who is willing, but not required to buy, would pay and that a seller who is 
willing, but not required to sell, would accept, when both are fully aware and informed of 
all the circumstances involving the value and use of the property.  You should consider 
every element that a buyer would consider before making a purchase.  You should take 
into consideration the location, surrounding area, quality and general conditions of the 
premises, the improvements thereon and everything that adds or detracts from the value 
of the property. 

 
The market value estimated in this appraisal is based on the regulatory requirement for Influence 
of the Project on Just Compensation, section 5501:2-5-06 (C)(2) of the Ohio Administrative 
Code, which requires the appraiser do the following: 
 

To the extent permitted by applicable law, the appraiser shall disregard any decrease or 
increase in fair market value of the real property caused by the project for which the 
property is to be acquired, or by the likelihood that the property would be acquired for the 
project, other than that due to physical deterioration within reasonable control of the 
owner. 

 
18.  DATES OF THE APPRAISAL 
 
Date of the Report:     July 25, 2023 
 
Date of the Value Estimate (Effective Date): June 15, 2023 
 
19.  SUMMARIZE THE VALUATION PROBLEM AND SCOPE OF WORK 

NECESSARY FOR THE VALUATION PROBLEM 
 
The Valuation Problem: 
 
The Ohio Department of Transportation is in the process of preparing for remediation of rock cut 
slope to improve slope stability along State Route 376.  The proposed project, known as MUS-
376-5.09, will acquire the property in total.  The appraisal problem consists of estimating 
compensation to the property owner for the part taken and damages, if any, to the part not taken, 
due to the proposed highway project. 
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The Scope of Work Necessary for the Valuation Problem: 
 
In preparing this report, the appraiser: 
 
• viewed the plans provided by the client; 
• viewed the subject site and the interior and exterior of the improvements on June 15, 

2023  
• viewed the public records of the subject property; 
• facts pertaining to the property including accessibility, physical and topographical 

features, utility availability, zoning, flood hazards, etc., were collected; 
• viewed the subject neighborhood and surrounding area; 
• gathered information on comparable properties.  Exterior viewings were made of all the 

comparable properties.  Numerous sources and a reasonable time span were used in the 
search for market data; 

• confirmed and analyzed the market data; 
• applied the sales comparison approach (as vacant and as improved) 
 
The Sales Comparison Approach – Land is used to estimate the value of the fee simple interest in the 
land.  Due to the overall age of the subject’s improvements and the difficulty in estimating 
depreciation for older properties, the cost approach to value is not considered applicable and is, 
therefore, not applied.  The Cost Approach is limited to estimating the contributory value of the site 
improvements.  The Sales Comparison Approach – Improved was utilized to establish the improved 
value of the subject property.  Market research did not indicate that properties similar to the subject 
are being purchased for investment purposes.  Therefore, the income approach is not deemed 
applicable.   
 
The appraiser believes the previously discussed valuation methods are reliable indicators of value for 
the subject land and improvements, and that the conclusions derived from these approaches are not 
misleading.  
 
This Appraisal Report is a brief recapitulation of the appraiser’s data, analyses and conclusions. 
Supporting documentation is retained in the appraiser’s files. 
 
20.  EXPOSURE TIME 
 
According to The Dictionary of Real Estate Appraisal, Sixth Edition, page 83, exposure time is 
“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.  Comment: Exposure Time is a retrospective opinion based upon an 
analysis of past events assuming a competitive and open market.” 
 
The subject is a single-family residential dwelling located in Franklin Local School District.  Per 
the local multiple listing service (MLS), the average days on market for single-family residential 
properties in the Franklin Local School District has been less than sixty days.  Taking these 
figures into consideration, an exposure time of three months or less is estimated for the subject.  
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21.  RIGHT OF ACCOMPANIMENT 
 
Viewed By:   Nathan D. Garnett 
 
Date of the Viewing:  June 15, 2023 
 
Identification of the Person Who Accompanied the Appraiser: 
 
    Charlie Rodgers along with her father and brother 

 
Relationship to the Owner of the Property: 

 
    Property Owner 
 
If there was no accompaniment, state how the right of accompaniment was extended to the 
property owner.  Include the number of telephone calls with dates, times and phone 
number(s) and mailings and visits to the property. 
     
 
    Not Applicable. 
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22.  PART 2:  FACTUAL DATA BEFORE THE TAKING 
 
23.  IDENTIFICATION OF THE LARGER PARCEL - BEFORE THE TAKING 
 
Test of the Larger Parcel 
 
Unity of Ownership:      The subject consists of Auditor Tax Parcel 06-42-02-51-

000, which is owned by Charlie N. Rodgers, per the R/W 
plans, title report provided by the client, and/or public 
records.   

 
Unity of Highest and Best Use:  Tax Parcel 06-42-02-51-000 and is currently improved with 

a residential dwelling and supporting site improvements.   
 
Contiguity:     The subject consists of one tax parcel that is on the east 

side of Gaysport Hill Road, and total 1.063 gross acres / 
1.063 net acres. 

 
After testing the subject site with the criteria listed above, and considering the Highest and Best 
Use analysis in Section 33, the larger parcel is identified as one Auditor parcel containing 1.063 
gross acres / 1.063 net acres, owned by Charlie N. Rodgers. 
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24.  LEGAL DESCRIPTION - BEFORE THE TAKING 
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25.  SUMMARIZE AREA, CITY AND NEIGHBORHOOD ANALYSIS 
 
Area and City Description 
 
The subject property is located on the east side of Gaysport Hill Road and south and west side of 
State Route 376, in Blue Rock Township, Muskingum County, Ohio.  Blue Rock Township is in 
the southern part of the county.  The subject is in the Franklin Local School District. 
 

AREA MAP 
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Neighborhood Description 
 
According to The Dictionary of Real Estate Appraisal, Sixth Edition, page 156, a neighborhood 
can be defined as “A group of complementary land uses; a congruous grouping of inhabitants, 
buildings, or business enterprises." 
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The subject property is located on the east side of Gaysport Hill Road and south and west side of 
State Route 376., in Blue Rock Township, Muskingum County, Ohio.  The subject is in the 
Franklin Local School District.  For the purpose of this analysis, the subject larger parcel’s 
neighborhood is generally considered to be the Franklin Local School District. 
 
The subject larger parcel is located in a rural area containing single-family residential properties, 
recreational and public uses.  To the north is vacant land.  To the east and west are single-family 
residential and uses.  To the south are single-family residential uses.  The subject larger parcel is 
serviced by the Franklin Local School District. 
 
The supply and demand for most types of real estate in the subject’s area appears to be generally 
well balanced.  The immediate area surrounding the subject larger parcel consists of a mixture of 
mature improvements constructed several plus decades and newer improvements constructed 
within the past 10 years.  In conclusion, the subject is located in a single-family residential use 
neighborhood with a mixture of mature and newer improvements with some public uses.        
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26.  SALE HISTORY OF THE SUBJECT PROPERTY 
 
There are no known pending sales or listings of the subject property to consider. 
 
Sale Data  
Grantor Douglas E. Bagley 
Grantee Charlie N. Rodgers 
Sale Date June 29, 2020  
Deed Book/Page 2922/825 
Conditions of Sale See remarks 
Financing Cash 
Instrument/Type Warranty Deed 
Verification Tommy Rodgers (Brother of grantee) 

and public records 
Sale Price $3,000   
Remarks This sale is not considered an arm’s length transaction.  The 

grantor was a friend of the grantee’s father and services were 
provided to the grantor as part of the transfer.   

 
27.  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  

 
Current Use: Single-Family Residential 
 
Highest & Best Use:   Single-Family Residential 
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28.  SITE PLAN SKETCH REFLECTING PROPERTY - BEFORE THE TAKING 
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29.  SITE DESCRIPTION – BEFORE THE TAKING 
 
Address:  8895 Gaysport Hill Road, Blue Rock, Ohio 43720 
 
Location:    The subject site is located on the east side of Gaysport Hill Road 

and south and west side of State Route 376, in Blue Rock 
Township, Muskingum County, Ohio. 

 
School District:  Franklin Local School District 
 
Accessibility:    The subject site has access to / from Gaysport Hill Road via one 

dirt drive. 
     
Area:   The subject site has a size of around 1.063 gross acres / 1.063 net 

acres, per the R/W plans. 
 
Shape / Dimensions:  The subject site is irregular in shape.  Please see the Before Sketch 

for the dimensions of the site. 
 
Topography:  The subject site has sloping topography.  The subject site is at / 

near the grade to above the grade of Gaysport Hill Road and State 
Route 376. 

 
Flood Plain:  Upon examination of Community Panel #39119C0445G, effective 

July 6, 2010, the subject site is located in Zone X and does not 
appear to be located in a flood plain.  This is the appraiser's 
opinion based on the flood map.  If there are any questions, a 
qualified expert, such as an engineer, should be consulted.  
Definition of Zone X = Areas determined to be outside 500-year 
floodplain determined to be outside the 1% and 0.2% annual 
chance floodplains.  A copy of the flood map can be found in the 
Addenda and Exhibits section of this report. 
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Drainage:  Drainage of the tract appears to be adequate. 
 
Soil Characteristics:  No soil report for the subject parcel has been reviewed, however, it 

is assumed that the soil is of sufficient load-bearing capacity to 
support the existing structures and the soil can support an on-site 
sewage disposal system based on the current improvements.  No 
evidence to the contrary was observed upon the physical viewing 
of the property nor was any information provided to the appraiser 
that would contradict these assumptions.      

    
On Site Utilities:  The subject site has well water and a septic system. 
 
Site Improvements:  The subject site is improved with a single-family residential 

dwelling, outbuilding and associated site improvements. 
 
Street Improvements: The subject site has frontage along Gaysport Hill Road and State 

Route 376. 
 
Easements:  The subject property is encumbered by typical utility easements.   
 
Encroachments:  None noted 
 
Restrictions:  None noted  
 
Zoning:  None 
. 
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30.  BUILDING/FLOOR PLAN SKETCH - BEFORE THE TAKING 
 

 
Dwelling 

 
Outbuilding 
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31. BUILDING DESCRIPTION - BEFORE THE TAKING 
 
(a) Property is Leased Yes [   ] No [ x ] 
 
The single-family dwelling is occupied by the owner’s brother.    
  
Building Type(s):  The subject is improved with a single-family residential dwelling.   
 
Bldg. Area / Construction: The dwelling is a frame 1-story structure with a size of 

approximately 1,296 square feet, per measurement. 
     
Foundation:   Part crawl and part cellar  
 
Exterior Walls:  Aluminum 
 
Roof:    Slate 
 
Interior Walls:  Drywall 
 
Floorings:   Wood and carpet 
 
Ceilings:   Drywall 
 
Interior Doors:  Wood 
 
Trim:    Stained and painted wood 
 
Windows:   Wood double hung 
 
HVAC:  Baseboard and wood pellet stove / Window AC  
 
Bedrooms:  4 
 
Bathrooms:  1 bathroom 
 
Garage:  None 
 
Electrical:  Assumed adequate  
 
Building Quality: Average 
 
Condition:  Fair 
 
Physical Age:  The dwelling was built in 1901, per the Auditor.  Therefore, the 

structure is estimated to be 122 years old. 
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Effective Age: The dwelling is in fair overall condition.  Taking all factors into 
consideration, the subject building is estimated to have an effective 
age of about 45 years. 
 

Remaining Economic Life: 10 years, based on a life expectancy of 55 years from Section 97, 
Page 10 of the Marshall Valuation Service Manual. 

 
Comments:  There were some items of deferred maintenance noticed during the 

property inspection on June 15, 2023, including a collapsed ceiling 
in the front bedroom.  Per the owner, updates since the transfer 
include updating electrical, water and sewer lines.   

 
   The dwelling includes a 10’ x 10’ deck.  The subject is also 

improved with a 10’ x 30’ outbuilding.  The outbuilding is wood 
frame and concrete block, a concrete floor and a slate roof. 

 
32.  LEGAL AND POLITICAL CONSTRAINTS - BEFORE THE TAKING 
 
(a) Zoning 
There is no zoning in Blue Rock Township. 
 
(b) Does Property Conform to Zoning Code  Yes [    ] No [   ] 
 
N/A 
 
(c) Land Use Plan 
 
None available 
 
(d) Assessment and Taxes 
 
The assessment and taxes by the Muskingum County Auditor are: 
 

Parcel # Land Building Total Annual Taxes 
08-00460-000 $  3,100 $31,500 $34,600 $1,332.19 

 
Please note, the auditor’s values are not taken into consideration in this appraisal. 
 
33.  HIGHEST AND BEST USE - BEFORE THE TAKING 
 
(a) Present Use of the Property: Residential 
 
(b) Definition of Highest and Best Use 
 
According to The Appraisal of Real Estate, Fourteenth Edition, page 332, highest and best use is 
defined as: “The reasonably probable use of property that results in the highest value.” 
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(c) The Highest and Best Use as Vacant 
 
Physically Possible 
 
The subject site is located on the southwest corner of Gaysport Hill Road and State Route 376, in 
Blue Rock Township, Muskingum County, Ohio.  The subject site has approximately 564 feet of 
frontage along Gaysport Hill Road, approximately 132 feet of frontage along State Route 376 
and has a size of around 1.063 gross acres / 1.063 net acres.  The subject site has sloping 
topography, is accessible to / from Gaysport Hill Road, and is serviced by well water and a septic 
system.  Physically, the subject site appears to be large enough for residential uses.   
 
Legally Permissible 
 
Currently Blue Rock Township does not have any zoning regulations.  Therefore, all uses would 
be permitted on the subject site.   
 
Financial Feasibility 
 
The subject site appears to be large enough for development.  The supply and demand for most 
types of real estate in the subject’s area appears to be generally well balanced.  The immediate 
area surrounding the subject consists of a mixture of mature improvements.  Taking the subject’s 
size, location and land uses in the area into consideration, it is estimated that a residential use 
would be financially feasible “as if vacant”. 
 
Maximal Profitability 
 
As a result of the appraiser’s analysis of the market, supply and demand relationships within the 
area, past and expected economic returns, as well as the physical attributes of the subject site, it 
is estimated that the use of the subject site for residential purposes would likely provide the 
greatest economic return to the site. 
 
(d) Highest and Best Use as Improved 
 
Physically Possible 
 
The subject site is located on the southwest corner of Gaysport Hill Road and State Route 376, in 
Blue Rock, Muskingum County, Ohio.  The subject site has approximately 564 feet of frontage 
along Gaysport Hill Road, approximately 132 feet of frontage along State Route 376 and has a 
size of around 1.063 gross acres / 1.063 net acres.  The subject site has sloping topography, is 
accessible to / from Gaysport Hill Road, and serviced by well water and a septic system.  
Physically, the site appears to be capable of supporting the existing building improvements based 
on the present and historical use.   
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Legally Permissible 
 
Currently Blue Rock Township does not have any zoning regulations.  Therefore, all uses are 
permitted uses.  The subject improvements as currently configured are considered legally 
permissible. 
 
Financial Feasibility 
 
With regards to financial feasibility, it would appear that a single-family residential use is 
financially feasible.  The subject is improved with a single-family dwelling and related 
improvements.  After considering surrounding uses as well as the legal and physical potential of 
the subject site, it is my opinion that the highest and best use of the site, as improved, is the 
current use, an improved single-family residential site. 
 
Maximal Profitability 
 
With regards to maximal profitability, because of the size of the site and condition of the 
improvements, the most productive use for the site is the current use, an improved single-family 
residential site. 
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34. PART 3: VALUATION BEFORE THE TAKING 
 
35.  ESTIMATE OF LAND VALUE - BEFORE THE TAKING 
 
According to The Appraisal of Real Estate, Fourteenth Edition, page 377, the sales comparison 
approach is “The process of deriving a value indication for the subject property by comparing 
similar properties that have recently sold with the property being appraised, identifying 
appropriate units of comparison, and making adjustments to the sale prices (or unit prices, as 
appropriate) of the comparable properties based on relevant, market-derived elements of 
comparison.  The sales comparison approach may be used to value improved properties, vacant 
land, or land being considered as though vacant when an adequate supply of comparable sales is 
available.” 
 
In applying this approach, the level of similarity or difference between the subject and the 
comparable properties is estimated by taking into consideration a variety of elements which 
include real property rights conveyed, financing terms, conditions of sale, market conditions, 
location, physical characteristics, use, zoning, etc. 
 
The unit of comparison to be used for this approach is the price per acre.  On the following pages 
are detailed descriptions and a chart of similar land sales, an explanation of the adjustments and a 
correlated site value conclusion. 
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Comparable Sales Map 
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Land Sale No. 1 
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Land Sale No. 1 (Cont.) 
 

 

 
Property Identification  
Record ID 6866 
Property Type Residential 
Address 9290 Center Road, Brush Creek Twp, Muskingum County, Ohio 

43720 
Tax ID 08-70-08-13-000 
School District Franklin LSD 
Date Inspected 07/13/2023 
  
Sale Data  
Grantor Heather A. Osborne 
Grantee Carl Gilkey 
Sale Date June 16, 2022  
Deed Book/Page 3084/584 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash 
Sale History No prior sales in the last 3 years 
Instrument/Type General Warranty Deed 
Verification Ruth Ann Lynn (Listing agent); July 12, 2023;  Other sources: 

MLS, Public records, Confirmed by Nathan Garnett 
Sale Price $28,000   
Cash Equivalent $28,000   
  
Land Data  
Zoning None 
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Land Sale No. 1 (Cont.) 

 
Topography Generally level 
Utilities Electric and gas 
Shape Generally rectangular 
Intended Use Residential 
Highest & Best Use Residential 
  
Land Size Information  
Gross Land Size 2.908 Acres or 126,672 SF   
Net Land Size  2.908 Acres or 126,672 SF , 100.00% 
  
Indicators  
Sale Price/Gross Acre $9,629 
Sale Price/Gross SF $0.22 
Sale Price/Net Acre $9,629 
Sale Price/Net SF $0.22 
 
 
Remarks  
At the time of the sale, the property was improved with a mobile home that was in poor condition.  
No consideration was given to the improvement. 
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Land Sale No. 2 
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Land Sale No. 2 (Cont.) 
 

 
 

Property Identification  
Record ID 6845 
Property Type Residential 
Address Wayne Township, Muskingum County, Ohio 
Location East side of S. Hannah Drive, north of Lawhead Lane 
Tax ID 73-51-03-06-000 
School District Franklin LSD 
Date Inspected 6/15/23 
  
Sale Data  
Grantor Clay & Julie Winland 
Grantee Ralph L. Wade, Sr. 
Sale Date March 28, 2022  
Deed Book/Page 3066/404 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash 
Sale History 11/19/2020 for $2,000 
Instrument/Type General Warranty Deed 
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Land Sale No. 2 (Cont.) 
 
Verification Don Hilty; July 11, 2023;  Other sources: MLS, Public records, 

Confirmed by Nathan Garnett 
  
Sale Price $9,000   
Cash Equivalent $9,000   
  
Land Data  
Zoning R, Residence District 
Topography Sloping/Wooded 
Utilities Electric, gas and water 
Shape Rectangular 
Flood Info Zone X, 39119C0315G, 7/6/2010 
Intended Use Residential 
Highest & Best Use Residential 
  
Land Size Information  
Gross Land Size 0.643 Acres or 28,009 SF   
Net Land Size  0.643 Acres or 28,009 SF , 100.00% 
  
Indicators  
Sale Price/Gross Acre $13,997 
Sale Price/Gross SF $0.32 
Sale Price/Net Acre $13,997 
Sale Price/Net SF $0.32 
 
 
Remarks  
The property was on the market for approximately 34 days.  The lot was vacant at the time of the 
sale. 
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Land Sale No. 3 
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Land Sale No. 3 (Cont.) 
 

 

 
Property Identification  
Record ID 6846 
Property Type Residential 
Address 3895 Dietz Lane, Wayne Township, Muskingum County, Ohio 

43701 
Tax ID 73-60-01-27-001 
School District Franklin LSD 
Date Inspected 6/15/2023 
  
Sale Data  
Grantor Craig & Ashleigh Stoneburner 
Grantee Thomas E. Lanning & Mary L. Lanning, Co-Trustees 
Sale Date April 28, 2023  
Deed Book/Page 3138/849 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash 
Sale History 4/8/21 for $22,000 
Instrument/Type General Warranty Deed 
Verification Jessica Winland (Listing Agent); July 11, 2023;  Other sources: 

MLS, Public records, Confirmed by Nathan Garnett 
Sale Price $35,000   
Cash Equivalent $35,000   
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Land Sale No. 3 (Cont.) 
Land Data  
Zoning A, Agricultural District 
Topography Level 
Utilities Electric and water 
Shape Irregular 
Flood Info Zone X, 39119C0320G, 7/6/2010 
Intended Use Residential 
Highest & Best Use Residential 
  
Land Size Information  
Gross Land Size 0.960 Acres or 41,818 SF   
Net Land Size  0.960 Acres or 41,818 SF , 100.00% 
  
Indicators  
Sale Price/Gross Acre $36,458 
Sale Price/Gross SF $0.84 
Sale Price/Net Acre $36,458 
Sale Price/Net SF $0.84 
 
 
Remarks  
The property is currently under construction.  Public water is available to be tapped into.  
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Item Subject

Location
8898 Gaysport Hill Road, Blue Rock 
Township, Muskingum County, OH

Adjusted Sale  Price N/A

Net Size  (Acres) 1.063

Price / Acre To be estimated

Property Rights Conveyed Fee Simple Fee Simple 0.00% Fee Simple 0.00% Fee Simple 0.00%

Financing N/A Cash 0.00% Cash 0.00% Cash 0.00%

Conditions of Sale N/A Arm's Length 0.00% Arm's Length 0.00% Arm's Length 0.00%

Market Conditions N/A 6/16/2022 0.00% 8/28/2022 0.00% 4/28/2023 0.00%

Total Adjustment
Adj. Price  / Acre
Location Rural Similar 0.00% Similar 0.00% Similar 0.00%

School District Franklin LSD Franklin LSD 0.00% Franklin LSD 0.00% Franklin LSD 0.00%

Access Adequate Adequate 0.00% Adequate 0.00% Adequate 0.00%

Net Size  (Acres) 1.063 2.908 0.00% 0.643 0.00% 0.960 0.00%
Topography Sloping above grade/Wooded Generally level -10.00% Above grade/Wooded 0.00% Level -10.00%
Utilities Electric Electric 0.00% Electric 0.00% Superior -10.00%

Shape  Irregular Gen. Rectangular -5.00% Rectangular -5.00% Irregular 0.00%
Zoning None None 0.00% R, Residence District -5.00% A, Agricultural District -5.00%
Functional Utility Average Average 0.00% Average 0.00% Average 0.00%

Total Adjustment
Adjusted Price  / Acre

LAND CHART BEFORE
Sale #3

0.00%

$13,997 

Sale  #1

9290 Center Rd, Brush Creek Township, 
Muskingum County

$28,000 

3895 Dietz Ln, Wayne Twp, 
Muskingum County

Sale  #2

East side of S. Hannah Dr, Wayne Twp, 
Muskingum County

-15.00%
$8,184 

0.00%

$13,297 
-5.00%

$9,629 

$29,167 
-20.00%

$9,000 
2.908

$9,629 

0.00%
$36,458 

0.643

$13,997 

$35,000 
0.960

$36,458 
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Discussion of Adjustments and Conclusion – Before 
 
An extensive search, up to and including the date of value, was performed for sales of vacant land. 
While the attached comparables were not the only sales investigated, they are considered the most 
relevant cross section of data for valuation of the subject site. At issue and of great importance is the 
underlying land value. The most common unit of comparison for this property type is price per acre. 
The sales as illustrated reflect unadjusted values between $9,629/net acre and $36,458/net acre.  With 
regards to the adjustment process, there are typically nine basic elements of comparison that should 
be considered. They include real property rights conveyed, financing terms, conditions of sale, 
market conditions (time), location, physical characteristics, economic characteristics, use and non-
realty components of value. Because the properties analyzed are legal, conforming uses, with no 
personal property involved in the transfers, the last two items (use and non-realty components) are 
eliminated from consideration.  
 
MARKET ADJUSTMENTS  
 
Property Rights: All of the sales were sold on a fee simple basis. No adjustments for property rights 
are required.  
 
Terms of Sale: The presented sales were cash or cash equivalent transactions. No adjustments for 
the terms of the sale are required.  
 
Conditions of Sale All of the sales are representative of arm’s length transactions. No adjustments 
for conditions of sale are required.  
 
Market Conditions: The sales transferred between June 2022 and April 2023.  Although specific 
adjustments are not made for market conditions, it will be considered in the correlation. 
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PHYSICAL ADJUSTMENTS  
 
Location: All the sales are located in rural single-family residential areas that are considered similar 
to the subject’s location.  No adjustments for location are applied, but it will be considered in the 
correlation.     
 
School District: All sales are located within the Franklin Local School District, like the subject.  
Adjustments for school district are not necessary. 
 
Access: The subject site and all the comparables are considered to have adequate access; therefore, 
no adjustments are necessary.  
 
Site Size: The basis in theory for the size adjustment is that most commodities, land included, can be 
purchased at lower price levels when they are purchased in bulk. The subject site contains 1.063 net 
acres.  Sale 1 is larger than the subject.  Sales 2 and 3 are smaller than the subject.  The data does not 
support that adjustments are warranted for size for the sales used in comparison to the subject. 
 
Topography: The subject site has sloping topography.  Sales 1 and 2 are considered similar to the 
subject site; thus, no adjustments are warranted.  Sale 3 has superior topography and is adjusted 
downward.   
 
Utilities:  The subject site and all the sales have similar access to public utilities.  Therefore, no 
adjustments are warranted for this factor. 
 
Shape: The subject site has an irregular shape.  Sales 1 and 3 are considered to have similar shapes 
and therefore, no adjustments are warranted.  Sale 2 is considered a superior shape and is adjusted 
downward.   
 
Zoning: The subject is not zoned.  All the sales do not have zoning.  No adjustments are warranted 
for zoning.   
 
Functional Utility:  The subject site is encumbered by typical utility easements.  These types of 
easements are not considered to negatively impact the properties that they encumber.  The 
subject site and all the sales have average functional utility.  Therefore, no adjustments are 
warranted for functional utility.     
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VALUE OPINION - VACANT LAND – BEFORE  
As stated earlier, the attached sales considered to be the most relevant and competitive cross section 
of data available for the valuation of the subject site.  The sales range in size between 0.643 net acres 
and 2.908 net acres and reflect adjusted values ranging between $8,184/net acre and $29,167/net 
acre.   
 
All factors have been considered even if not specifically adjusted for in the direct comparison.  
Taking the three sales into consideration, a unit value toward the middle of the range at $13,000 
per acre is estimated for the subject. 
 
Based upon the preceding analysis, it is my opinion that fair market value of the fee simple interest of 
the land only, before the proposed take, as of June 15, 2023, as indicated by the Sales Comparison 
Approach – “As Vacant”, is:”  
 

1.063 net acres @ $13,000/Ac:   $13,819 
0.000 acres P.R.O.:        $          0 

Total:         $13,820 (Rounded) 
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36.  COST APPROACH - BEFORE THE TAKING 
 
According to The Appraisal of Real Estate, Fourteenth Edition, page 562, the cost approach is 
“A set of procedures through which a value indication is derived for the fee simple estate by 
estimating the current cost to construct a reproduction of (or replacement for) the existing 
structure, including an entrepreneurial incentive or profit; deducting depreciation from the total 
cost; and adding the estimated land value.  Adjustments may then be made to the indicated fee 
simple value of the subject property to reflect the value of the property interest being appraised.” 
 
Replacement Cost and Reproduction Cost: 
 
According to The Appraisal of Real Estate, Fourteenth Edition, pages 569-570, “Reproduction 
cost is the estimated cost to construct, as of the effective appraisal date, an exact duplicate or 
replica of the building being appraised, insofar as possible, using the same materials, 
construction standards, design, layout, and quality of workmanship and embodying all the 
deficiencies, superadequacies, and obsolescence of the subject improvements. 
 
Replacement cost is the estimated cost to construct, as of the effective appraisal date, a substitute 
for the building being appraised using contemporary materials, standards, design, and layout.  
When this cost basis is used, some existing obsolescence in the property may be cured.” 
 
The subject is improved with a single-family residential dwelling that was constructed in 1901.  Due 
to the overall age of the subject’s improvements and the difficulty in estimating depreciation for 
older properties, the cost approach to value is not considered applicable and is, therefore, not applied.  
The Cost Approach is limited to estimating the contributory values of the site improvements.  The 
estimated contributory values of the site improvements have been estimated in part by information 
obtained from the Marshall Valuation Service Manual.  The estimated contributory values include 
depreciation. 
  



 Project: MUS-376-5.09 
 Parcel(s): #10 / Rodgers 

 60 

Site Improvements 
 
The estimated contributory values of the site improvements were estimated using the Marshall 
Valuation Service Manual.   
 
Septic system @ $6,000 less 50% depr. $   3,000 
Water well @ $4,000 less 50% depr. $   2,000 
+/- 860 SF Concrete @ $5.00/SF 50% depr. (Rd) $   2,150 
300 SF Outbuilding @ $35/SF less 80% depr. $   2,100 
Total Estimated Contributory Value of Land Improvements $   9,250 

 
Based upon the preceding analysis, it is my opinion that the fair market value of the fee simple 
interest of the subject land and site improvements before the proposed take, as of June 15, 2023 
as indicated by the Cost Approach, is allocated as follows: 
 
Opinion of Value – Cost Approach: 
 

Item Value 

Land Value $13,820 
Site Improvements $  9,250 
Structure(s) $         0 
Total $23,070 
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37.  SALES COMPARISON APPROACH - BEFORE THE TAKING 
 
According to The Appraisal of Real Estate, Fourteenth Edition, page 377, the sales comparison 
approach is “The process of deriving a value indication for the subject property by comparing 
similar properties that have recently sold with the property being appraised, identifying 
appropriate units of comparison, and making adjustments to the sale prices (or unit prices, as 
appropriate) of the comparable properties based on relevant, market-derived elements of 
comparison.  The sales comparison approach may be used to value improved properties, vacant 
land, or land being considered as though vacant when an adequate supply of comparable sales is 
available.” 
 
In applying this approach, the level of similarity or difference between the subject and the 
comparable properties is estimated by taking into consideration a variety of elements which 
include real property rights conveyed, financing terms, conditions of sale, market conditions, 
location, physical characteristics, use, zoning, etc. 
 
The unit of comparison to be used for this approach will be the sale price.  On the following 
pages are detailed descriptions and a chart of similar improved sales, an explanation of the 
adjustments and a correlated value conclusion. 
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Comparable Sales Map 
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Improved Sale No. 1 
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Improved Sale No. 1 (Cont.) 
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Improved Sale No. 1 (Cont.) 
 

 
 

Property Identification  
Record ID 8148 
Property Type Residential 
Address 1131 Benjamin Avenue, Springfield Township, Muskingum 

County, Ohio 43701 
Tax ID 62-31-03-22-000 
School District Maysville LSD 
Date Inspected 7/13/23 
  
Sale Data  
Grantor Michael Waits 
Grantee Lindsey M. Cole and Courtney M. Brown, Co-Executors 
Sale Date June 01, 2023  
Deed Book/Page 3144/852 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash 
Sale History No prior sales in last 3 years 
Instrument/Type Fiduciary Deed 
Verification Christy Buck (Selling Agent); July 12, 2023;  Other sources: 

MLS, Public Records, Confirmed by Nathan Garnett 
  
Sale Price $50,000   
Cash Equivalent $50,000   
  
Land Data  
Land Size 1.000 Acres or 43,560 SF 
Zoning None 
Topography Generally level 
Utilities Public water and sewer 
Shape Rectangular 
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Improved Sale No. 1 (Cont.) 
 
Flood Info Zone X, 39119C0292G, 7/6/2010 
Highest & Best Use Residential 
  
General Physical Data  
Building Type Single Family 
Net SF 864  
  
Construction Type Frame 
Roof Type Metal 
Foundation Full walkout basement 
HVAC FA 
Stories 1 
Year Built 1916  
Condition Average 
  
Indicators  
Sale Price/ SF $57.87 
 
 
Remarks  
The property has two bedrooms, one bathroom, a full unfinished basement, a 1-car attached 
garage, enclosed porch and a shed. The house has a new roof and windows. No appliances were 
included in the sale.  The buyer purchased the property to use as a rental property. 
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Improved Sale No. 2 
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Improved Sale No. 2 (Cont.) 
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Improved Sale No. 2 (Cont.) 
 

 
 

Property Identification  
Record ID 8149 
Property Type Residential 
Address 742 Clark Street, Philo, Muskingum County, Ohio 43771 
Tax ID 20-15-15-06-000, 20-15-15-07-000, 20-15-15-09-000, 20-15-

15-20-000 & 20-15-15-22-000 
School District Franklin LSD 
Date Inspected 7/13/23 
  
Sale Data  
Grantor Joe A. & Candy S. Miller 
Grantee Karren Herron, Executor 
Sale Date May 30, 2023  
Deed Book/Page 3144/163 
Property Rights Fee Simple 
Conditions of Sale Arm's length 
Financing Cash 
Sale History No prior sales in last 3 years 
Instrument/Type Fiduciary Deed 
Verification Dan Robison (Listing Agent); July 11, 2023;  Other sources: 

MLS, Public records, Confirmed by Nathan Garnett 
  
Sale Price $42,000   
Cash Equivalent $42,000   
  
Land Data  
Land Size 0.730 Acres or 31,799 SF 
Zoning None 
Topography Sloping above grade 
Utilities Public water 
Shape Rectangular 
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Improved Sale No. 2 (Cont.) 
 
Flood Info Zone X,39119C0431G,7/6/2010 
Highest & Best Use Residential 
  
General Physical Data  
Building Type Single Family 
Gross SF 1,152  
  
Construction Type Frame 
Roof Type Asphalt Composition 
Foundation Part Basement 
HVAC FA/CA 
Stories 1 
Year Built 1920  
Condition Average 
  
Indicators  
Sale Price/Gross SF $36.46 
 
 
Remarks  
The property has two bedrooms, one bathroom, a partially unfinished basement, a two-car 
attached, a covered porch and a shed. Per the listing agent the house needed a new roof, windows 
and flooring. 
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Improved Sale No. 3 
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Improved Sale No. 3 (Cont.) 
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Improved Sale No. 3 (Cont.) 
 

 
 

Property Identification  
Record ID 8165 
Property Type Residential 
Address 283 Main Street, Duncan Falls, Muskingum County, Ohio 

43734 
Tax ID 73-90-04-11-000 
School District Franklin LSD 
Date Inspected 7/13/23 
  
Sale Data  
Grantor Samuel R. Starrett 
Grantee Joshua Emmert 
Sale Date November 21, 2022  
Deed Book/Page 3114/646 
Property Rights Fee Simple 
Conditions of Sale Arm's Length 
Financing Cash 
Sale History No prior sales in last 3 years 
Instrument/Type General Warranty Deed 
Verification Sam Starrett (Grantee); July 13, 2023;  Other sources: MLS, 

Public records, Confirmed by Nathan Garnett 
  
Sale Price $37,000   
Cash Equivalent $37,000   
  
Land Data  
Zoning R, Residence District 
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Improved Sale No. 3 (Cont.) 
 
Topography Level 
Utilities Public water, septic 
Shape Rectangular 
Flood Info Zone X, 39119C0431G, 7/6/2010 
Highest & Best Use Residential 
  
General Physical Data  
Building Type Single Family 
Gross SF 966  
  
Construction Type Frame 
Roof Type Slate 
Foundation Partial unfinished basement 
HVAC FA 
Stories 1.5 
Year Built 1901  
Condition Below Average 
  
Indicators  
Sale Price/Gross SF $38.30 
 
 
Remarks  
The property has two bedrooms, one bathroom, a partially unfinished basement, a two car 
detached garage, a covered porch and a shed. Per the Seller, the house needed a new roof, 
furnace, water heater, electric and plumbing.  The septic tank passed the inspection and is in 
working order. 
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Item Subject

Location
8898 Gaysport Hill Road, 

Blue Rock Township, 
Muskingum County, OH

Adjusted Sale  Price N/A

Building Size  (SF) 1,296

Price / SF N/A
Property Rights 
Conveyed Fee Simple Fee Simple $0 Fee Simple $0 Fee Simple $0 

Financing N/A Cash $0 Cash $0 Cash $0 

Conditions of Sale N/A Arm's Length $0 Arm's Length $0 Arm's Length $0 

Market Conditions 6/15/2023 6/1/2023 $0 5/30/2023 $74 11/21/2022 $268 

Total Adjustment
Adjusted Price
Location Blue Rock Twp Springfield Twp $0 Philo $0 Duncan Falls $0 

School District Franklin LSD Maysville LSD $0 Franklin LSD $0 Franklin LSD $0 

Building Size  (SF) 1,296 864 $10,800 1,152 $3,600 966 $8,250 

Bedrooms 4 2 $0 2 $0 2 $0 

Bathrooms 1 1 $0 1 $0 1 $0 

Basement Part Crawl / Part Cellar Full, unfinished walkout ($6,000) Part Basement, unfinished ($3,000) Part Basement, unfinished ($3,000)

HVAC
Baseboard, Pellet Stove / 

Window AC FA ($2,000) FA/CA ($4,000) FA ($2,000)

Construction 1-Story - Frame 1-Story - Frame $0 1-Story - Frame $0 2-Story - Frame $0 

Yr. Built / Condition 1901 / Fair 1916 / Average ($5,000) 1920 / Average ($4,200) 1901 / Fair $0 

Lot Size  (Net) 1.063 Acres 1.00 Acres $0 0.73 Acres $0 0.271 Acres $5,000 

Garage None 1-car attached ($2,500) 1-car detached ($2,500) 2-Car detached ($5,000)

Amenities Deck, Outbuilding Enclosed porch,shed $0 Porch, shed $0 Covered porch, shed $0 

Utilities Electric Water & Sewer ($5,000) Water, Gas ($5,000) Water, Gas ($5,000)

Total Adjustment
Adjusted Price $35,518 

IMPROVED SALES COMPARISON APPROACH - BEFORE
Sale #1 Sale  #2

1131 Benjamin Ave, Zanesville, 
Muskingum County, OH

$57.87 

742 Clark St, Philo, Muskingum County, 
OH

$50,000 
864

($9,700) ($15,100)

$0 

$42,000 
1,152

$36.46 

($1,750)
$40,300 $26,974 

$37,268 $50,000 
$74 

$42,074 

Sale  #3

283 Main St, Duncan Falls
Muskingum County, Ohio

$37,000 
966

$38.30 

$268 
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Discussion of Adjustments - Before 
 
Property Rights Conveyed: All sales involved the transfer of the fee simple interest, requiring 

no adjustments. 
 
Financing:    All sales were cash transactions.  No adjustments required for 

financing.   
 
Conditions of Sale:   All sales were arm's length transactions, requiring no adjustments.   
 
Market Conditions:  The three sales transferred between November-2022 and June-

2023.  Per the MLS Now market statistics for the Franklin LSD, 
the median sale price of single-family dwellings in June 2022 was 
$207,500 and the median sale price in June 2023 was $216,500.  
The data indicates a 4% increase in median sale prices for single-
family dwellings.  The sales are adjusted upward at a rate of 4.00% 
per year.     

 
Location:   All sales are similar to the subject in terms of being rural single-

family residential locations.  No adjustments are applied, but the 
overall locations will be considered in the correlation. 

 
School District:  Sales 2 and 3 are in the Franklin Local School District like the 

subject.  Sale 1 is in a similar school district.  No adjustments for 
school district are applied.   

 
Building Size:   All sales are smaller than the subject and upward adjustments are 

applied at approximately $25/SF.   
 
Bedrooms:   The subject has four bedrooms.  All Sales have two bedrooms.  No 

adjustments are applied for the bedroom counts, as it is considered 
in the building size adjustment. 

 
Bathrooms:   The subject has 1 bathroom.  All sales have 1 bathroom.  No 

adjustments are applied for the bathroom counts. 
 
Foundation:   The subject has a part crawl space and part cellar.  All sales are 

considered to have superior basements and downward adjustments 
are applied for this factor.   

 
HVAC:   The subject has baseboard heating and a wood pellet stove and 

window air conditioning.  All sales are superior to the subject and 
downward adjustments required.   

 
Construction:   All sales are considered similar to the subject. No adjustments are 

applied. 
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Year Built / Condition: The subject dwelling was reportedly constructed in 1901.  All sales 

are similar in age to the subject.  Therefore, no adjustment is 
required for age.  Sales 1 and 2 are considered superior in 
condition and are adjusted downward.  Sale 3 is considered similar 
in condition.  

 
Lot Size:   The subject includes 1.063 net acres.  Sales 1 and 2 are relatively 

similar in site size as compared to the subject.  Sale 3 is a smaller 
site and is adjusted upward to reflect the difference. 

 
Garage:   The subject does not have a garage. All sales have a garage and 

downward adjustments are applied for this factor.   
 
Amenities:   The amenities of the subject and the sales were compared to each 

other and adjustments applied when necessary to recognize the 
estimated contributory value of the amenities.   

 
Utilities:   The subject has well water and septic.  All sales are considered 

superior in availability of utilities and are adjusted downward.  
 
Conclusion – Before 
 
The three sales form an adjusted range of value from $24,874 to $37,800.  Sale 3 required the 
fewest net adjustments, while Sale 1 represents the upper end of the range and Sale 2 is at the 
low end of the range.  The greatest consideration was given to Sale 3.  A value of $35,000 is 
estimated for the subject property. 
 
Opinion of Value via the Sales Comparison Approach – Before   $35,000 
 
38.  INCOME APPROACH - BEFORE THE TAKING 
 
According to The Appraisal of Real Estate, Fourteenth Edition, page 439, “In the income 
capitalization approach, an appraiser analyzes a property’s capacity to generate future benefits 
and capitalizes the income into an indication of present value.”  According to The Appraisal of 
Real Estate, Fourteenth Edition, page 460, “The two methods of income capitalization are direct 
capitalization, in which a single year’s income is divided by an income rate or multiplied by an 
income factor to reach an indication of value, and yield capitalization, in which future benefits 
are converted into a value indication by discounting them at an appropriate yield rate (DCF 
analysis) or applying an overall capitalization rate that reflects the investment’s income pattern, 
value change, and yield rate.” 
 
Single-family homes like the subject are not typically utilized for investment purposes in the 
subject market and are predominantly owner-occupied.  Therefore, the Income Approach is not 
considered applicable or developed for the subject. 
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39.  RECONCILIATION OF VALUE INDICATIONS AND VALUE CONCLUSION - 
BEFORE THE TAKING 

 
Sales Comparison Approach – (As Vacant)     $13,820 
Cost Approach (Site Improvements and Land only)    $23,070 
Sales Comparison Approach (As Improved)     $35,000 
Income Approach (As Improved)       N/A 
 
The appraiser used the sales comparison approach to estimate the value of the larger parcel “as if 
vacant”, the cost approach to estimate the contributory value of the site improvements and the 
sales comparison approach to estimate the total value of the subject “as improved.” 
 
As if Vacant: 
 
The sales comparison approach 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 comparable land sales had a generally average degree of similarity and provide a 
reasonable range of value.  The sales comparison approach is relied upon exclusively to provide 
an indication of value “as if vacant” and is considered to be well suited for this particular 
valuation problem. 
 
Thus, the final opinion of value of the fee simple interest of the subject site “as if vacant”, before 
the proposed take(s), as of June 15, 2023, is: 

THIRTEEN THOUSAND EIGHT HUNDRED TWENTY DOLLARS 
($13,820) 
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As Improved: 
 
The cost approach is particularly useful in valuing new or nearly new improvements and 
properties that are not frequently exchanged in the market.  The subject’s dwelling was 
reportedly constructed in 1901.  Thus, the cost approach is not developed for the entire property, 
but it is used to estimate the contributory value of the site improvements. 
 
The sales comparison approach 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 comparable sales had a generally average degree of similarity and provide a reasonable  
range of value.  The sales comparison approach is relied upon exclusively to provide an 
indication of value “as improved” and is considered to be well suited for this particular valuation 
problem. 
 
The subject property is a single-family residence.  Single-family homes like the subject are not 
typically utilized for investment purposes in the subject market and are predominantly owner-
occupied.  Therefore, the Income Approach is not considered applicable or developed for the 
subject. 
 
Thus, the final opinion of value of the fee simple interest of the subject site “as improved”, 
before the proposed take(s), as of June 15, 2023, is: 
 

THIRTY-FIVE THOUSAND DOLLARS 
 

($35,000) 
   
 
 40. ALLOCATION OF VALUE ESTIMATE 
 
 Land: $13,820 
 Site Improvements/Structures: $21,180 
 
 Total: $35,000 
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41. PART 4: ANALYSIS OF THE TAKE 
 
42.  DESCRIPTION OF THE TAKING 
 
The Ohio Department of Transportation is in the process of preparing for remediation of rock cut 
slope to improve slope stability along State Route 376.  Parcel 10-WD is a warranty deed 
acquisition in the name of the Ohio Department of Transportation and will acquire the subject in 
total. 
 
Please see Sec. 45 for the locations of the take areas.   
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43. THE PART TAKEN 
 
44.  EFFECT OF THE TAKING 
 
Effect of Taking on Residue Property If Left Uncured: 
 
The subject property will be acquired in total.  
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45.  SKETCH OF PROPERTY DETAILING THE TAKE AREA 
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46.  PART 5: FACTUAL DATA AFTER THE TAKE 
 
Sections 46 through 75 are not applicable since this is a total take. 
 
76. PART 9:  COMPENSATION ESTIMATE FOR TEMPORARY EASEMENTS 
 
N/A 
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77. PART 10:  VALUATION SUMMARY AND COMPENSATION ESTIMATE 
 
 Valuation Summary 
(A)  Value Before the Taking: $35,000 
(B) ( - ) Value of Residue Uncured: $         0 
(C) Difference: $35,000 
(D) ( - ) The Part Taken: $35,000 
(E) Total Damages, if Uncured: $         0 
  
 Feasibility of the Cost-to-Cure 
(F) Cost of the Cure: N/A 
(G) Total Damages, if Uncured: N/A 
(H) Cure is feasible if F is less than G: N/A 
 
 Determination if Uncured Damages Remain After Residue is Cured 
(I) Value of the Residue As Cured: N/A 
(J) ( - ) Value of the Residue Uncured: N/A 
(K) Value of the Cure: N/A 
 
(L) Total Damages, if Uncured: N/A 
(M) ( - ) Value of the Cure: N/A 
(N) Remaining Damages Not Cured: N/A 
 
 Determination of Net Cost-to-Cure 
(O) Cost-to-Cure: N/A 
(P) ( - ) Improvements Cured, but Paid for in D: (rounded) N/A 
(Q) Net Cost-to-Cure: N/A 
 

The Compensation Estimate 
The Part Taken:        $ 35,000

 ( + ) Damages: 
 Net Cost-to-Cure: $           0 
 Damages Uncured: $           0 
 Total Damages:  $         0 
 ( + ) Temporary Easements:  $         0 
 Total Compensation:  $ 35,000 
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78. PART 11:  ADDENDA AND EXHIBITS 
 
79.  TITLE REPORT 
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80. RE 95 
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81. AUDITOR RECORDS 
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82. APPRAISAL SCOPING CHECKLIST 
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85.  QUALIFICATIONS OF THE APPRAISER 
 
QUALIFICATIONS OF NATHAN D. GARNETT 
 
Education 
Course work in Criminology, The Ohio State University (1996 - 2000) 
General Studies, Wright State University (1995 - 1996) 
 
Experience 
Martin + Wood Appraisal Group, Ltd. - Appraiser -    2014 - Present 
Heritage Land Services   - Appraiser -     2001 - 2014 
 
Continuing Education 
Right-of Way Plan Reading - ODOT 
Valuation of Simplistic Takes - ODOT 
Title Procedures - ODOT 
Construction Plan Review - ODOT 
Eminent Domain and Condemnation - Appraisal Institute 
Analyzing Distressed Real Estate - Appraisal Institute 
Real Estate Appraisal - Hondros College 
Residential Form Reports - Hondros College 
Residential Sales Comparison and Income Approaches - Hondros College 
Residential Appraiser Site Valuation & Cost Approaches - Hondros College 
Residential Market Analysis, Highest & Best Use - Hondros College 
Fair Housing for Appraisers - Hondros College 
National Uniform Standards of Professional Appraisal Practice - Hondros College 
Housing: Investment Analysis for Appraisers - Hondros College 
FHA and VA Appraisal Basics - Hondros College 
Basic Income Appraisal - Columbus State Comm. College 
 
Representative Projects 
CLE-Wolfpen Pleasant Hill Road - Clermont County TID 
MOT-Byers Road - Montgomery County TID 
LAW-775-17.26 - Lawrence County Engineer 
LAW-7-7.25 - ODOT 
FAI-33-13.25/17.44 (Lancaster Bypass Phases II & III) - ODOT Southeast Region 
BUT/WAR CR. 19-21.082 - City of Middletown 
HAM-27-12.34 - ODOT 
South 30th Street - City of Newark 
WOO-64-0.50 - ODOT 
Bagley Road Phase II - City of Berea 
Crocker-Stearns Road - Cuyahoga County Engineer 
Panhandle Rail Corridor - Ohio Rail Development Commission 
WOO-Wales Road - ODOT Northwest Region 
Aurora East & Pettibone Road - City of Solon 
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Nathan D. Garnett, Resume (continued) 
 
Eastown Road Widening - Allen County Engineer 
STA-CR66-6.30 - CT Consultants 
MER-219-14.04 - ODOT Northwest Region 
Shuffel Interchange - Stark County Transportation Improvement District 
CLA-CR362-4.54 - Clark County Engineer 
LAW-CR1-9.26 - ODOT Southwest Region 
CLE-Business 28 - ODOT Southwest Region 
MOT-75-0.75 - ODOT Southwest Region 
 
Partial List of Property Types Appraised 
Single-family Residential 
Multi-family Residential 
Agricultural Properties 
Commercial Facilities 
Industrial Facilities 
Vacant Land 
 
Professional Affiliations 
General Certified Real Estate Appraiser - State of Ohio - Certification #2007000484 
ODOT Prequalified Consultant – Appraisal, Appraisal Review & VA 
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APPRAISER DISCLOSURE STATEMENT 
 

In compliance with Ohio Revised Code Section 4763.12 © 
 
1.  Name of Appraiser Nathan D. Garnett 

 
 
2.  Class of Certification/Licensure: X Certified General  

  Licensed Residential  

 Temporary  General  Licensed 

Certification/Licensure Number: 2007000484  

   
 
3. Scope: This report X is within the scope of my Certification or License.  

  is not within the scope of my Certification or License.  

   
 
4. Service Provided by: X Disinterested & Unbiased Third Party  

  Interested & Biased Third Party  

 Interested Third Party on Contingent Fee Basis  

   
 
5. Signature of person preparing and reporting the appraisal  

 
 

 
This form must be included in conjunction with all appraisal assignments or specialized 
services performed by a state-certified or state-licensed real estate appraiser. 
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