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Ordinru. Stubbs Valuation Services, Inc. 
Real Estate Appraising & Consulting 

Bradley M. Stubbs, MAl, SRA 
www.stubbsvaluation.com 

August 25,2014 

Jay Bennett, Public Service Director 

City of Zanesville 

401 Market SI. 

Zanesville, Ohio 43701 

3808 James Ct., Suite 4 
Zanesville, Ohio 43701 

RECEIVED 
.ilU G 2 82014 

ern OF ZANESVILLE 
PU3UC SEKVlCE DEPT. 

740-454-2184 Phone 
740-454-8882 Fax 

Re: Non-USPAP Consultation - Suggested asking price for real estate located at 1510 

Moxahala Ave. , Zanesville, Ohio 43701. 

Mr. Bennett: 

As requested the following analysis will determine an appropriate asking price for the property 

located at 1510 Moxahala Ave. 

Subject Photos 

FRONT VIEW MOXAHALA AVE. LOOKING SOUTH FROM SUBJECT 
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The subject property is located in an older predominately industrial area of the city (1-1 zoning) 
along the west bank of the Muskingum River, immediately north of the city's wastewater 
treatment plant. The proximity to the treatment facility does create some external obsolescence 
wh ich will be considered in the analysis. 

The rectangular site has 500 front feet along Moxahala Ave. and a rear depth of 315 feet tota ling 
170,000 sl f or 3.6 acres. The site is level, at street grade, serviced with all public utilities and 
accessed from Moxahala Ave . 

The property was previously used as a U.S. Army Reserve training facility but is now vacant . 

Total improved area is 21 ,000 s/f . The improvements are adequately maintained and in average 
overall condition . Based on previous maintenance and renovation, the i mpro'~ements are given a 
30 year effective age and a 30 year remaining economic life. Site improvements also include 
concrete service walks, perimeter fencing , asphalt parking areas and average landscaping . 
Additiona l information can be found in the auditor property record cards and a referenced market 
rent analys is completed by the appraiser in May of 2012 and on fi le with your office .. 

Auditor Aerial Photo 
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The difficulty in determining an asking price is to determine to what extent the existing 
improvements can be utilized under the 1-1 zoning. The improvements are generic enough that 
some service related or light industrial uses might be considered, but the previous use as a 
military training facility would in all probability require some renovation expense. 

The suggested asking price is based on recent industrial sales from the general area 1 which 
indicate a range of sale prices per slf of GSA (land and improvements merged) between $13.00 
and $16.00. Given the proximity to the sewer treatment plant and anticipated renovation 
expense, a value at the lower end of the range, say $14.00 per slf seems most probable. This 
would suggest an initial asking price of just under $300,000 (21,000 slf @ $14.00 per sIt) for the 
subject property. 

Please direct any questions or comments to the undersigned. 

Respectfully submitted, 

~H-~ .A 
Bradley M~tUbbS' MAl, 8RA ~ 
Ohio Certified General Appraiser #380148 .' MAl j SR.:\ \ 

1 1146 Central Ave., Zanesville, Ohio; 18 Harrison St., Zanesville, Ohio; 1043 Muskingum Ave., Zanesville, Ohio; 
120 Graham St., Zanesville, Ohio and 435 Linden Ave., Zanesville, Ohio. 
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Qualifications: Revised 1/02/2014 

Experience: 

Bradley M. Stubbs, MAl, SRA 
Stubbs Valuation Services, Inc. 
3808 James Ct., Suite 4 
Zanesville, OH 43701 
Phone: (740) 454-2184 

4 

• 40 years of appraisal experience in all types of real estate such as residential, 
commercial, industrial, special purpose, and agricultural. Specializing in commercial I 
residential mortgage, employee relocation, corporate asset, estate and public 
acquisition valuations of fee simple, condominium, leased fee, leasehold, going 
concern and partial interests. 

1974-1977 Staff Appraiser, Zanesville Federal Savings & Loan 
1978-1981 Chief Appraiser, Zanesville Federal Savings & Loan 
1982-2006 Independent fee appraiser 
2007 - President, Stubbs Valuation Services, Inc. 

• Clients served include: 
Financial Institutions 
Employee Relocation Companies 
Mortgage Insurance Companies 
Title Insurance Companies 
Law Firms 
Public Corporations 
Trust Funds 
Local, State, and Federal Government Agencies 

• Active Partner and Developer with Northpointe Development LLC, Eden Group LLC, 
Stubbs-Vinsel Investments, Cambridge Group and ME Properties LLC, which 
specialize in real estate acquisition, investment and development 

• Vice Chairman - City of Zanesville Planning Commission 

• Member - Muskingum Watershed Conservancy District Appraisal Board 
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Education & Professional Affiliations: 

• Ohio State University- Bachelor of Science Degree in Business Adm., 1974 

• MAl, SRA Designated Member, Appraisal Institute; Chicago, Illinois Appraisal 
Institute Member Directory - Appraisers. Find an Appraiser 
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• HUD - FHA Appraiser Roster; Examination February 17, 2000; STC Location S1410. 

• Certified General Appraiser State of Ohio, Certificate No. 380148, Original date of 
issue July 1,1991 

• Affiliate Member NAR, Columbus Board of Realtors, NEOREX - CRIS MLS, Tri State 
Board of Realtors, Lancaster Board of Realtors 

References: 

1. Robert Kessler, Director: North Valley Bank, President: Kessler Sign Co.: 2669 
National Rd., Zanesville, Ohio 43701; 740-453-0668. 

2. Michael R. Steen, President & CEO: The Community Bank, 2750 Maysville Pike, 
Zanesville, Ohio 43701; 740-454-2265. 

3. Cathy & Larry Kotler, Owners: Concorde Mortgage, 536 Main St., Zanesville, Ohio 
43701; 740-454-8876. 

4. Howard Zwelling, Former Mayor of City of Zanesville, 3808 James Court, 
Zanesville, Ohio 43701; 740-454-2545. 
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APPRAISER DISCLOSURE STATEMENT 

In compliance with Ohio Revised Code Section 4763.12 (C) 

1. Name of Appraiser 

2. Class of CertificationILicensure 

CertificationlLicensure Number 

3. Scope: This report 

4. Service Provided By: 

Bradley M. Stubbs, MAl, SRA 

_x_Certified General 
_Licensed Residential 
_Temporary _General _Licensed 
380148 

_x_is within the scope of my Certification or License. 
_is not within the scope of my Certification or License. 

_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 

Bradley M. Stubbs, MAl, SRA 

This fonn must be included in conjunction with all appraisal assignments or specialized services 
Performed by a state-certified or state-licensed real e~tate appraiser 

State of Ohio Department of Commerce, Division of Real Estate, Appraiser Section 

6 



Exhibit A 

Parcel No. Lot no(s) in the Fair Oaks Addition Deed Ref 

or pyhsical description 

81-09-06-04-000 210 Bk561, Pg 63 
81-09-06-05-000 209 Bk 561, Pg 63 

81-09-06-06-000 212 Bk 561, Pg 63 

81-09-06-07-000 211 Bk 561, Pg 63 

81-09-06-08-000 Pt Alley between Lots 209, 210, 211, & 212 Bk 561, Pg 63 
81-09-06-09-000 Vacated Garfield St. Bk 524, Pg 1036 

81-10-01-01-000 221 thru 224, 233 thru 236, 245, & 246 Bk 249, Pg 345 

81-10-01-02-000 247, 248, 257, & 258 Bk 249, Pg 345 



Department of Public Service 
Jay D. Bennett, Director 

RECEIVED 

JAN 21 2015 
ORDINANCE NO. 15-.......=1-,,0 __ 

INTRODUCED BY COUNCIL 
_2J,.ERK OF COUNCIL 

AN ORDINANCE AUTHORIZING THE PROPER CITY OFFICIAL TO ACCEPT FUNDING AND 
EXECUTE A RELATED AGREEMENT WITH THE MUSKINGUM COUNTY CONVENTION 
FACILITIES AUTHORITY, AND DECLARING AN EMERGENCY. 

WHEREAS, the City of Zanesvi lle was awarded a grant in the amount of $1,340,152.00 from the 
Ohio Department of Transportation for sidewalk enhancements on Shinnick Street between 6th & 4 th 

Streets and on 4 th Street to Market Street; and 

WHEREAS, the attached agreement with Muskingum County Convention Facilities Authority 
would enable the Muskingum County Convention Facilities Authority to reimburse the City of Zanesville 
for the local share of the project which is $163,900.00; and 

WHEREAS, ODOT requires all documentation to be returned by February 13, 2015; and 

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Zanesville, State of Ohio, that: 

SECTION ONE: That the proper city official is hereby authorized to enter into an agreement, 
wh ich is attached as Exhibit A, w ith Muskingum County Convention Facilities Autho rity to reimburse the 
City for the local share of the project, which is $163,900.00. 

SECTION TWO: For the reasons stated in the preamble hereto, this Ordinance is declared to be 
an emergency measure. Provided it receives the affirmative vote of six (6) or more members of City 
Council, this Ordinance shall take effect and be in force immediately upon its passage and approval of 
the Mayor. Otherwise, it shal l take effect and be in force from and after the earliest period allowed by 
law. 

PASSED: 

ATTEST: 

APPROVED: 

________ ~,2015 

SUSAN CULBERTSON, 
Clerk of Council 

_ ________ ~, 2015 

JEFF TILTON, 
Mayor 

DANIEL M. VINCENT, 
President of Counci l 

THIS LEGISLATION APPROVED AS TO FORM 

~FFICE 
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FY15 MCCFA Shinnick Street Enhancement/Reimbursement Agreement 

MCCFA Resolution: ------------------------------
City of Zanesville Ordinance No: _______ __ 

Date: -----------------------------------------------

Amount: $163,900.00 

Project: Cost reimbursement for enhancements to sidewalks on 
Shinnick Street between 6th & 4th Street and 4th Street to Market Street. 

This agreement is between the Muskingum County Convention 
Facilities Authority and The City of Zanesville in the amount of 
$163,900.00 to pay for the said improvements. 

$163,900.00 will be repaid by the Muskingum County Convention 
Facilities Authority when the FY15 Shinnick Street Enhancement 
payment is received from the Ohio Department of Transportation. 

MCCFA Administrative Agent Date 

City of Zanesville Date 



Department of Public Service 
Jay D. Bennett, Director 

RECEIVED 

JAN 21 2015 

ORDINANCE NO. 15---=1.::.1 __ 
INTRODUCED BY COUNCIL 

CLERK OF COUNCIL 

AN ORDINANCE REJECTING A BID FOR PREVIOUSLY DECLARED SURPLUS 
PROPERTY. 

WHEREAS, the City of Zanesville owns a parcel of property more specifically described as 
Parcel Number 86-34-01-01-035 which is located at 1674 Fairview Road, Zanesville, Ohio; and 

WHEREAS, City Ordinance 14-79 has previously declared the property at 1674 Fairview 
Road as surplus and was duly advertised five times in the local newspaper before bids were 
received; and 

WHEREAS, the City received one bid for said property in the amount of $205,600.00 from 
Tofino LLC (1835 West Main Street, Zanesville, Ohio); and 

WHEREAS, in review of the appraisal, the bid documents, and associated information, city 
administration does not recommend that City Council award the bid for the sale of the stated 
parcels to Tofino LLC in the amount of $205,600.00. 

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Zanesville, State of Ohio, 
that: 

SECTION ONE: City Council hereby rejects the bid for the property located at 1674 Fairview 
Road in the amount of $205,600.00. 

SECTION TWO: This Ordinance shall take effect and be in force from and after the earliest 
period allowed by law. 

PASSED: 

ArrEST: 

APPROVED: 
FORM 

__________ ~,2015 

SUSAN CULBERTSON, 
Clerk of Council 

__________________ ~,2015 

JEFF TILTON, 
Mayor 

DANIEL M. VINCENT, 
President of Council 

THIS LEGISLATION APPROVED AS TO 

~. 

=DIR~FFICE 
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APPRAISAL OF 
City of Zanesville Property 
1674 Fairview Rd. 
Zanesville, Ohio 43701 

APPRAISAL FOR 
City of Zanesville 
401 Market St. 
Zanesville, Ohio 43701 

APPRAISAL DATES 
Effective Date of Value: 10/24/2013 
Date of Report: 11 /6/2013 

APPRAISAL BY 
Bradley M. Stubbs, MAl, SRA 
Ohio Certified General #380148 
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~ Stubbs Valuation Services, Inc. 
• ~ .• ~ ' Real Estate Appraising & Consulting 

Bradley M. Stubbs, MAl, SRA, 
www.stubbsvaluation.com 

November 6, 2013 

Rhonda Heskett, Budget & Finance Director 

City of Zanesville 
401 Market St 
Zanesville, Ohio 43701 

3808 James Ct., Suite 4 
Zanesville, Ohio 43701 

740-454-2184 Phone 
740-454-8882 Fax 

RE: Appraisal of an industrial service facility located at 1674 Fairview Rd., 
Zanesville, Ohio 43701, 

Ms, Heskett: 

An inspection, analysis and appraisal have been completed on the above referenced 
properties, The appraisal has been completed in accordance with (a) Regulation No, 1 of the 
Appraisal Institute and (b) the Uniform Standards of Professional Appraisal Practices and 
Conduct ("USPAP") as defined by the Appraisal Standards Board of the Appraisal 
Foundation, 

The purpose of the appraisal is to estimate as-is market value of the fee simple interest The 
effective date of value, which was also the date of physical inspection, is October 24, 2013, 

The intended use of the report is to offer an opinion of market value as requested by the 
client The intended user is the client, the City of Zanesville, 

The following Summary Appraisal Report will detail the procedures, analysis and 
methodology the appraiser used to develop the opinion of value for this 11 ,600 slf industrial -
service facility located on a 3,85 acre site, 



Ordinance 15-11 

Based on the appraiser's personal analysis set forth in the following summary report, the 

final opinion of market value for the subject property is : 

FINAL AS-IS MARKET VALUE ESTIMATE 

SIX HUNDRED & FIFTY THOUSAND DOLLARS 
($650,000.00) 

This reported market value opinion is qualified by certain definitions, limiting conditions 

and certifications detailed in the report. This appraisal assignment is within the scope of 

the appraiser's State of Ohio General Certification . Please contact the undersigned with 

any questions concerning this report. 

Respectfully submitted , 

Bradley M. Stubbs, MAl , SRA A 
Ohio Certified General Appraiser #380148 \ 1 \ 1 5 1\ \ 
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INTRODUCTION 

Client: 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

City of Zanesville 

Property Owner: 

Intended User: 

Property: 

Effective Date of Value: 

Property Rights Appraised: 

Date of Property Inspection: 

Date of the Report: 

Classification of Report and Appraisal: 

Land Size: 

Improvement Area: 

Zoning: 

Highest and Best Use as Vacant: 

Highest and Best Use as Improved: 

Valuation Summary: 

Land Value: 

Cost Approach: 

Income Approach: 

Sales Comparison Approach: 

Final Estimate of Market Value: 

Exposure period: 

Page 10f43 

City of Zanesville 

City of Zanesville 

1674 Fairview Rd., Zanesville, Ohio 43701 

October 24, 2013 

Fee Simple Interest 

October 24,2013 

November 6,2013 

Real property appraisal I summary report 

3.85 ac. (3.20 ac. usable) 

11,600 s/f GBA 

1-1 (Industrial) 

Industrial development 

Industrial 

$ 96,000.00. 

$622,000.00. 

$648,000.00. 

$650,000.00. 

$650,000.00. 

12 Months 
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EFFECTIVE DATE OF THE APPRAISAUDATE OF THE REPORT 

The effective date of value, which was also the date of physical inspection, is October 24, 2013. 
The date of the report is November 6, 2013. 

PURPOSE OF THE APPRAISAL 

The purpose of the appraisal is to estimate as-is market value of the fee simple interest. 

INTENDED USE I USER OF THE APPRAISAL 

The intended use of the report is to offer an opinion of market value as requested by the client. 
The intended user is the client, the City of Zanesville. 

MARKET VALUE DEFINED 

Market value, as used in this appraisal report, is defined by the Appraisal Foundation, as: 

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: 

(1) Buyer and seller are typically motivated; 

(2) Both parties are well informed or well advised, and acting in what they 
consider their own best interests; 

(3) A reasonable time is allowed for exposure in the open market; 

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 

(5) 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. 

Page 2 of43 
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PROPERTY INTERESTS APPRAISED 

FEE SIMPLE ESTATE 

Source: The Dictionary or Real Estate Appraisal, Fifth Addition, Appraisal Institute, © 2010, Page 

78. 

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." 

PROPERTY IDENTIFICATION 1 HISTORY 

The subject property is an industrial service faci lity which was constructed in 2002-2003 by 

McCullough Tree Service. The property was purchased by the City of Zanesville on 7/23/2008 
for $665 ,000 according to the grantor. 

REAL ESTATE TAX INFORMATION 

R.E. Taxes are exempt but a Muskingum Watershed Conservancy District assessment which is 

common throughout the area of $96.00 is charged annually. Based on the tax fair market value of 

$450,500 and using the Muskingum County Auditor Tax Effective Tax Rate for the City of 

Zanesville - MWSD (9 1) annual real estate taxes would be $7,031.00 if the property were not 
exempt. 

Page 3 of 43 
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SCOPE OF THE APPRAISAL 

In determining the market value of the subject the cost approach, sales comparison approach 
and income approach were utilized. 

To develop the opinion of as-is market value conveyed in this summary appraisal report the 

appraiser has physically inspected the property and referenced a previous appraisal completed by 
the appraiser on February 19, 2008. 

The extent of the reporting process is consistent with the requirements of a summary appraisal 
report as defined in Standard 2-2b of the Uniform Standards of Professional Appraisal Practice and 
consistent with the requirements of the Appraisal Institute, which the appraiser is an MAl and SRA 
designated member. 

In preparing the appraisal, the appraiser acknowledges that he is actively engaged in appraisal 
activity in the market area of the subject property (see market analysis) and feels competent after 
completing the collection, conformation and analysis of all pertinent data to render the value 
conclusions detailed in this report. 

As part of the data collection process, the appraiser has searched personal appraisal files, records 
from the Muskingum County Auditor's Office and the Centralized Real Estate Information Services, 
Inc. MLS which covers Muskingum County as well as the Columbus MLS. The appraiser has 
interviewed area re~1 estate brokers, investors, and other appraisers active in this area. The 
market data search has covered the most recent five year period to not oniy obtain the best 
available comparable sales and rental data, but to help trend this data and support market 
extracted adjustments. 

The appraiser has also accessed information from the most recent U.S. Census, LoopNet 
(http://www.loopnet.comD, CoStar Group (http://www.costar.comD, the Zanesville Muskingum 
County Port Authority and the Mideast Ohio Building Department. 

The data collected has been personally confirmed by the appraiser. The confirmation process has 
not only been used to verify the data, but it has also allowed the appraiser to understand the 
motives of the parties involved and what affect this motivation may have had on the transactions. 
When possible multiple confirmation sources have been accessed and the specific confirmation 
sources of all sales, rental and other pertinent data are detailed throughout the report. 

The appraiser is not responsible for unauthorized use of this report. 

Page 4 of43 
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Location Map 
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Aerial Photo 

Page 6 of 43 
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The subject property is located 0.8 miles north of the Frazeysburg Rd. (SR 60), Northpointe Dr. 
entrance to the Brandywine Loop in an area of intense commercial, industrial and residential 
development. This section of the city, which was annexed from Falls Township, has exhibited 
unparalleled growth over the last 15 years 

Zanesville, Ohio, which is the predominate city in the subject's economic impact area is located 

approximately 60 miles east of Columbus, Ohio, on Interstate 70 in the upper regions of 

Southeastern Ohio, at the confluence of the Licking and Muskingum Rivers. The city occupies 
eight square miles of rolling terrain in the Appalachian foothills. 

Primary vehicular access into Zanesville is by Interstate 70 coming east and west, State Route 146 
traveling from the northwest, U.S. Route 22 traveling from the southwest, and State Route 60 
coming north and south. 

The 2010 census data lists county population at 86,074, indicating a 1.8% increase in the county 

wide population since the 2000 census. Total area employment (Muskingum County) is 
approximately 43,000 people, with a current unemployment rate of 9.0%

, which is the 13th highest 
in the State. However, the rate has decreased from 11.9% over the previous 12 months. 

Zanesville - Muskingum County, which is dissected by Interstate 70, is geographically located in 

the middle of the Un~ed States population base east of the Mississippi River. Combining this factor 
with inexpensive land costs, labor costs and aggressive marketing efforts by the local government 
and Muskingum County Port Authority has resulted in putting industrial and commercial demand at 
an all time high. 

In the last two decades close to 4,000,000 slf of new industrial space has been added to the 
existing inventory. Not only has demand kept up with supply, but additional absorption of existing 

industrial space in the county has taken place. Between 2000 and 2007 occupancy of existing 

industrial space increased by over 300,000 slf reducing primary industrial vacancy rates from 15% 
to 6%. 

Negative economic conditions from 2007 through the end of 2010 softened demand, virtually 
eliminated new construction starts, increased vacancies and subsequently lowered both industrial 
real estate values and lease amounts. However, since the last quarter of 2010 due to an improving 

economy partially stimulated by Utica Shale activity, the industrial market is rebounding. 

In conclusion, vacancy rates appear to have stabilized at 80/0 with slightly increasing demand offset 

by the limited new construction in process or planned. Therefore, demand is considered to be 
adequate and current industrial market conditions should continue for the foreseeable future. 

Page 7 of43 



Muskingum County. Ohio 

People OuickFacts 
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.Am-=ncJn Indl30 and Alaska NJlrve p-:;rsons, percent 20 10 (3 ) 

A.S13n persons. percen t, 20 I 0 (031 
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