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CURRENT OWNER 

8390CNeighborhood

Land
Building

Total

Land Information

Type Size Influence Factors Infl % Value

1-Primary Site  116,000

08/26/22 3-Info At Door 3-OtherMJR C202001167
Purpose

 5,340,000
Date Issued

Close Permit

 Permit Information 

12/28/21

RESOLUTION FAMILY L.P
115 S HIGH STREET SUITE 200
DUBLIN OH 43017

COMMERCIAL PROPERTY RECORD CARD ASHTABULA COUNTY

Situs : 3912 RESOLUTION AVE Map ID: 03-013-00-037-04 LUC: 

GENERAL INFORMATION 

Living Units

Alternate Id

Routing No.

District
Zoning

Class
 
C-Commercial

Property Notes
RE-DO LAND VALUE FOR 1-1-23

      5.0001 

Entrance Information

Date ID Entry Code Source

Total Acres: 5.0001 Value Flag

Manual Override Reason
Base Date of Value

Effective Date of Value

Number Price Status

Sales/Ownership History

Transfer Date Price Type Validity Deed Reference Deed Type Grantor
01/30/23
10/08/21
04/15/21
04/07/21

170,000

4-Easement Only
4-Easement Only
1-Land Only
2-Land And Building

E-Exempt Conveyance (Sale Price O
E-Exempt Conveyance (Sale Price O
U-Not Validated
R-Related Individuals Or Corporations

RESOLUTION FAMILY L.P
RESOLUTION FAMILY L.P
NEW HOPE PENTECOSTAL CHURCH OF A
JESUS ONLY PENTECOSTAL

ET-Temp Exempt
ET-Temp Exempt
GW-General Warranty
WD-Warranty Deed

Assessed Appraised Cost Income Market

 116,000
 3,127,000
 3,243,000

 116,000
 3,127,000
 3,243,000

 0
 0
 0

 0
 0
 0

1-COST APPROACH

Assessment Information

AC  40,600
 1,094,450
 1,135,050

COM BLDG

Inspection Witnessed By _________________________________________________

Field Review Flag:

Legal Acres: 5.0001 

Legal Description Property Factors

Topo:
Utilities:

Street/Road:
Traffic:

Parcel TieBack:
Legal Descriptions:

LOT 11 AND 12 SEC 2

Note

Note Codes:
AN-Appraiser'S Note

Location:
Spot Loc:

Addl.TieBack:

403 Tax Year: 2023



 2022  1  47,000  47,000 C  1 A  47,000

Building Information

Outbuilding Data

Meas1 Meas2 Area QtyYr Blt Gr Phy Fun Value
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ASHTABULA COUNTY

Situs : 3912 RESOLUTION AVE Parcel Id: 03-013-00-037-04 LUC:  

Year Built/Eff Year
Building #

Structure Type
Identical Units

Total Units
Grade

# Covered Parking
# Uncovered Parking

2022
1

1
51
C

212-Apartments Com
PR1-Porch, Open
EE1-Enclosed Entry
PR1-Porch, Open
PR1-Porch, Open
PR1-Porch, Open
EE1-Enclosed Entry
SS1-Sprinkler Sys Wet

SS1-Sprinkler Sys Wet
SS1-Sprinkler Sys Wet
SS1-Sprinkler Sys Wet
EL2-Elevator Electric Pasn

 1
 1
 1
 1
 1
 1
 1

 1
 1
 1
 1

 6
 8
 7
 4
 1
 4
 1

 1
 1
 1

 2,500

 9
 8
 8
 9

 258
 9

 13,818

 2,085
 2,157

 52
 150  3

Building Other Features

Type Meas1 Meas2 # Stp+/- IU
1
2
3
3
1
1
1

2
3
4
1

Line

01
01
01
01

1-Wood Frame/Joist
1-Wood Frame/Joist
1-Wood Frame/Joist
1-Wood Frame/Joist

 13,818
 2,085
 2,157

 52

 694
 206
 218
 34

 100
 100
 100
 100

Interior/Exterior Information
Lvl  Fr  -  To

1
2
3
4

Line

03
02
02
01

Int FinArea Perim

 9
 9
 9
 9

02-Frame
02-Frame
02-Frame
02-Frame

Use Type Wall Height Ext Walls Construction Partitions

2-Normal
2-Normal
2-Normal
2-Normal

Heating Cooling Plumbing Phy Fun

3-Unit Heat
3-Unit Heat
3-Unit Heat
3-Unit Heat

1-Central
1-Central
1-Central
1-Central

2-Normal
2-Normal
2-Normal
2-Normal

3
3
3
3

3
3
3
3

 2,527,380
 268,670
 278,040

 5,860

 13,818
 2,085
 2,157

 52

011-Apts (4-18 Units)
011-Apts (4-18 Units)
011-Apts (4-18 Units)
011-Apts (4-18 Units)

Interior/Exterior Valuation Detail

1
2
3
4

Line Area
 95
 95
 95
 95  100

Use Type % Good % Comp Use Value/RCNLD

011-Apts (4-18 Uni
011-Apts (4-18 Uni
011-Apts (4-18 Uni
011-Apts (4-18 Uni

TypeLine

CI1-Asph Pave
Type

 1
Line

A

COMMERCIAL PROPERTY RECORD CARD

+/-

RESOLUTION 
APTS

DBA

/

%Rent%Comp

 100

MAModCd

Meas1 Meas2 # Stp IU

%Comp

403 Tax Year: 2023
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Income Detail (Includes all Buildings on Parcel)

Use
Grp

Mod
Type

Inc
Mod

Model
Description

Units Net Area Income
Rate

Econ
Adjust

Potential
Gross

Income

Vac 
Model

Vac
 Adj

Additional
Income

Effective
 Gross

 Income

Expense
Model %

Expense
Adj %

Other
Expenses

Total
Expenses

Net
Operating

 Income

Apartment Detail - Building 1 of 1

Line Use Type Per Bldg Beds Baths Units Rent Income

Building Cost Detail  - Building 1 of 1

Total Gross Rent Area
Total Gross Building Area

Replace, Cost New Less Depr
Percent Complete

Number of Identical Units
Economic Condition Factor

Final Building Value

Value per SF

Income Summary (Includes all Building on Parcel)Notes - Building 1 of 1

27 A 001 51  49,990  0.00  10  35  0

Expense
Adj

  

1
2
3

011
011
011

 17
 26
 8

1
2
3

1
1
2

0
0
0

\
\
\

 17
 26
 8

 49,990

 3,079,950
100

 1

 3,079,950

011-Apts (4-18 Units)
011-Apts (4-18 Units)
011-Apts (4-18 Units)

COMMERCIAL PROPERTY RECORD CARD

 61.61

27-Apts 4-18 Units

 49,990

Total Gross Building Area  49,990

Misc & Gross Bulding Values

Misc Building No Misc Adjusted Value
Gross Building:

NBHD Fact  1.0000

Other

403 Tax Year: 2023
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NEW 51-UNIT APT BLD<50% 1-1-22 (100%NOW FOR 1-1-23). 17 1-BED/1-BATH @ $686/MO.,
26 2-BED/1-BATH @$785/MO.,  8 3-BED/2-BATH @ $900/MO. RECK'23 TO ADD 100% VALUE
AND PAVING AND ADJ.LAND VALUE.
51 UNIT APT BLDG 100% 1-1-23.

Comments

CommentStatus
FLD
FLD
FLD
FLD

Code
 6
 7
 8
 10

Number
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D - Recorded Restricted Covenant
E - Property Purchase Agreement

F - Closing Statement

RESOLUTION FAMILY L.P.

List of  Complaint Exhibits

A - Income Cap Approach Calculation 
B - Applicable Pages of 2023 Audited Financial Statements

C - RealtyRates.com Cap Rate Data



EXHIBIT A
INCOME CAP APPROACH CALCULATION



Audited Using 2023 since
2021 2022 2023 full year of activity

(1)   $5,000 multiplied by Number of Units
Number of Units 51                    51                    51                    51                         
x $5,000 $5,000 $5,000 $5,000 $5,000

Valuation $255,000 $255,000 $255,000 $255,000

(2)  150% of Property's Unimproved Land Value
Unimproved Land Value (per county Auditor) 116,000$        116,000$        116,000$        116,000$            
x 150% 150% 150% 150% 150%

Valuation $174,000 $174,000 $174,000 $174,000

(3) Appraised Value

Tax Additur (if millage known) Rent Revenue Lease-Up Yr. Per 2023 Audit
Effective Millage 77.579660         Actual Gross Potential Rent -$                -$                 424,620$        424,620$            Rent Revenue
Divide by 1000 1,000                  4.0% Less Vacancy ^ -$                -$                 (16,985)$         (16,985)$             Gross Potential Rent 424,620$        
Times 35% 35% 3.0% Unpaid Rent Losses ^ -$                -$                 (12,739)$         (12,739)$             Less Vacancy & Loss to Lease (14,454)$         
Tax Additur 2.7153% Net Revenue -$                -$                 394,897$        394,897$            Net Revenue 410,166$        

Other Income Other Income
OR Actual Tenant Charges -$                -$                 11,226$          11,226$               Tenant Charges + App Fees 11,226$          

TAX ADDITUR Miscellaneous / Other Income -$                -$                 982$                982$                    Miscellaneous / Other Income 982$               
Tax Additur per Draft OAC 5703-25-20(A)(1)(a) Other Income -$                -$                 12,208$          12,208$               Other Income 12,208$          
Taxes (before special assessments) 88,066.32$        
Market Value 3,243,000.00$  TOTAL REVENUE (Operating Income) -$                -$                 407,105$        407,105$            TOTAL REVENUE 422,374$        

Tax Additur 2.7156% Expenses (excluding RE Taxes) Expenses (excluding RE Taxes)
48% Operating Expenses ^^ -$                -$                 195,410$        195,410$            Admin / Maint / Insur / Util excludes bad debt / other 195,397$        

Efective Millage 77.58805339 Actual Utility Expense -$                -$                 45,159$          45,159$               Reserve Deposits 18,476$          
5.00% Replacement Reserves ^^ -$                -$                 21,231$          21,231$               

CAP RATE ANALYSIS TOTAL EXPENSES -$                -$                 261,800$        261,800$            TOTAL EXPENSES 213,873$        
per unit #REF! #REF! #REF! #REF! (excluding RE Taxes, including reserves)

Net Operating Income
/ Purchase Price NET OPERATING INCOME -$                -$                 145,304$        145,304$            NET OPERATING INCOME 208,501$        
Produces a Capitalization Rate: 0.00%

Tax Additur 2.7153% 2.7153% 2.7153% 2.7153% Tax Additur 2.7153%
OR Capitalization Rate  7.4100% 7.4100% 7.4100% 7.4100% Capitalization Rate**  8.4100%

CAPITALIZATION RATE + TAX ADDITUR * 10.1253% 10.1253% 10.1253% 10.1253% CAPITALIZATION RATE + TAX ADDITUR 11.1253%
Capitalization Rate provided Realty Rates ** 8.41%
Less Sec. 5715.01(A)(4)(c) Adjustment -1.00% Valuation $0 $0 $1,435,064 $1,435,064 VALUATION 1,874,118$    
Applied Capitalization Rate 7.41%

FINAL VALUATION (greater of 1, 2, and 3) $1,435,064 PROPOSED VALUATION *^ 1,880,000$    

35% of Market Value for Taxable Value: 502,272$            35% of Market Value for Taxable Value: 658,000.00$  
Estimated Real Estate Tax: 38,966.13$         Estimated Real Estate Tax: 51,047.42$    
Per Unit Real Estate Tax: #REF!

Grey Box with Blue Font are manual inputs.  For (3) Appraised Value and Income Capitalization Approach, the input values are taken from the audited income statements.

^ Presumptive amounts pursuant to ORC § 5715.01(A)(4)(a) formula
^^ Presumptive amounts pursuant to ORC § 5715.01(A)(4)(b) formula
* Capitalization rate derived from ORC § 5715.01(A)(4)(c) formula
** 2023 Multifamily Cap Rate from RealtyRates.com  (see Exhibit C)
*^ Rounded up to nearest ten thousand dollars

INCOME CAPITALIZATION APPROACH

Resolution Family L.P.
Ashtabula County, Ohio

IRC Section 42 LIHTC Property

TAX ADDITUR CALCULATION

 LIHTC VALUATION ANALYSIS - Pursuant to O.R.C. Section 5715.01(A)(4) Framework

VALUATION ANALYSIS - Greater Of Three Approaches, Per draft OAC 5703-25-20(C)(1)

Included for Informational Purposes



EXHIBIT B
APPLICABLE PAGES OF 2023 AUDITED FINANCIAL STATEMENTS



DECEMBER 31, 2023 AND 2022

RESOLUTION FAMILY LP

DBA RESOLUTION FAMILY APARTMENTS

AUDITED FINANCIAL STATEMENTS



2023 2022

Gross Rental Income 424,620$          318,465$          

Vacancy Loss (14,454)             (213,606)           

Net Rental Income 410,166            104,859            

Interest Income 982                   193                   

Other Income 11,226              4,627                

Total Revenues 422,374            109,679            

Expenses

Administrative 31,589              21,816              

Management Fees 27,784              8,556                

Utilities 45,159              14,240              

Operating & Maintenance 64,057              16,282              

Taxes & Insurance 114,874            14,395              

Total Expenses 283,463            75,289              

 

Income (Loss) from Operations 138,911            34,390              

Interest Expense (94,709)             (7,554)               

Asset Management Fee (5,334)               (5,333)               
Depreciation (365,040)           (243,327)           

Amortization (13,066)             (9,800)               

Other Non-Operating Revenue (Expenses) (29,325)             (93,820)             

Total Other Non-Operating Revenue (Expenses) (507,474)           (359,834)           

(368,563)$         (325,444)$         Net Income (Loss)

RESOLUTION FAMILY LP

STATEMENTS OF INCOME

FOR THE YEARS ENDED DECEMBER 31, 2023 AND 2022

Revenues

Other Non-Operating Revenue (Expenses)

 The accompanying notes are an integral part of these financial statements.

- 5 -



2023 2022

61,600$  61,294$  

35,184 35,009 

58,758 - 

27,403 8,927 
182,945$          105,230$          

Note 1.  Summary of Significant Accounting Policies and Organization (cont.)

Subsequent Events

No provision has been made in the financial statements for income taxes, since such taxes are the

responsibility of the Partners.

The preparation of financial statements in conformity with accounting principles generally accepted in

the United States of America requires management to make estimates and assumptions that affect the

reported amounts of assets and liabilities and disclosure of contingent assets and liabilities at the date

of the financial statements and the reported amounts of revenues and expenses during the reporting

period. Actual results could differ from those estimates.

Income Taxes

Certain 2022 amounts have been reclassified to conform to the 2023 presentation. The changes have

had no effect on net income as previously reported.

Note 2.  Restricted Cash

Tenants Security Deposits

Operating Reserve

The financial statements and related disclosures include evaluation of events up through and including

February 9, 2024, which is the date the financial statements were available to be issued.

Restricted cash reserves included the following at December 31, 2023 and 2022:

The Partnership evaluates its uncertain tax positions using the provisions of FASB Accounting

Standards Codification (ASC) 740, Income Taxes, for Certain Nonpublic Enterprises. Accordingly, a

loss contingency is recognized when it is probable that a liability has been incurred as of the date of

the financial statements and the amount of the loss can be reasonably estimated. No loss contingency

has been identified during the year under audit.

Reclassification

Estimates

The Partnership's tax filings for the years ending 2020, 2021, and 2022 are subject to examination by

the taxing authorities. The Partnership believes it is no longer subject to income tax examinations for

years prior to 2020.

Tax and Insurance Escrow

Restricted cash consists of the real estate tax escrow, insurance escrow tenant security deposits,

replacement reserve and operating reserve. The restricted cash has been established in amounts

considered by the Partners to be adequate and in accordance with the Partnership Agreement and

permanent loan documents. Use of the accounts is restricted as defined in the Partnership Agreement

and by the lender.

Replacement Reserve

- 11 -

micha
Highlight

micha
Highlight

micha
Highlight



2023 2022

4,307$              3,940$              

6,578                6,254                

12,866              4,652                

690                   345                   

5,050                5,000                

2,096                1,625                

2                       -                       
31,589$            21,816$            

9,865$              11,894$            

35,294              2,346                
45,159$            14,240$            

13,430$            5,980$              

2,191                599                   

34,597              2,831                

6,975                3,300                

2,334                1,382                

1,245                -                       

3,285                2,190                
64,057$            16,282$            

88,066$            1,014$              

2,784                1,289                

23,223              11,942              

237                   137                   

49                     13                     

515                   -                       
114,874$          14,395$            

RESOLUTION FAMILY LP

SCHEDULES OF OPERATING EXPENSES

FOR THE YEARS ENDED DECEMBER 31, 2023 AND 2022

Administrative

Office Salaries

Office Expenses

Manager or Superintendent Salaries

Legal Expenses

Audit Expenses

Bad Debts

Miscellaneous Administrative Expenses
Total Administrative Expenses

Utilities

Electricity

Water & Sewer
Total Utilities Expenses

Operating & Maintenance

Payroll

Supplies

Contracts

Garbage and Trash Removal

Security Payroll/Contract

Heating/Cooling Repairs and Maintenance

Snow Removal
Total Operating and Maintenance

Taxes & Insurance

Real Estate Taxes

Total Taxes and Insurance

Payroll Taxes

Property & Liability Insurance

Workmen's Compensation

Health Insurance and Other Employee Benefits

Miscellaneous Taxes, Licenses, Permits and Insurance
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EXHIBIT C
REALTYRATES.COM CAP RATE DATA
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EXHIBIT D
RECORDED RESTRICTIVE COVENANT
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EXHIBIT E
PROPERTY PURCHASE AGREEMENT

Instructions for Line 10: Explanation -

New Hope Pentecostal Church of Ashtabula, Inc. ("New Hope") was the seller of the land.  An entity affiliated
with New Hope does currently hold a minority general partner interest in the new ownership entity, Resolution 
Family L.P.. Despite this minor identity of interest, the board of New Hope only agreed to sell the land to 
Resolution Family L.P. based upon a price per acre previously received in a land appraisal.  Therefore, it is 
believed the purchase price accurately reflects full market value of the acreage at the time of sale.  The land 
did not contain any improvements at the time of sale.  







4.5 +/- Acres
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EXHIBIT F
CLOSING STATEMENT
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TIMOTHY A. PIRTLE 

ATTORNEY AT LAW 

----------------------- 
2929 KENNY ROAD, SUITE 280 

COLUMBUS, OHIO 43221 

614 340-7323 / 340-7324 FAX 

timpirtle@aol.com 
ALSO ADMITTED IN FLORIDA AND ARIZONA 

 

 

 

 May 29, 2024 

 

 

 

Ashtabula County Board of Revision 

TRFrable@ashtabulacounty.us 

 

Re: BOR #  2023-0233 

 Resolution Family 

 03-013-00-037-04 

 

 

Dear Tara: 

 

 Thank you for discussing this case with me. 

 

In your case BOR #  2023-0233, please enter my appearance as counsel for the 

property owner. 

 

I am checking on the hearing date. 

 

 If there are any questions, please contact me. Thank you for your consideration in 

this matter. 

 

     Sincerely, 

 

     /s/ Tim Pirtle 

 

     Timothy A. Pirtle 
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REAL ESTATE APPRAISAL REPORT 

OF 

 

Resolution Family, L.P. 

3912 Resolution Avenue 

Ashtabula Township, Ashtabula County, Ohio 

Perm. Parcel No.: 03-013-00-037-04 

 

 

 

 

 

 

 

 

 

 

 

 

 FOR: Spire Development  

  330 West Spring Street, Suite 430 

  Columbus, Ohio 43215 

 

  Attention: Mr. Thomas A. Grywalski 

                    

 

 BY: Richard G. Racek, Jr., MAI 

 

 

 AS OF: January 1, 2023 

 

 
 



 RACEK & ASSOCIATES, LLC 
Appraisers and Consultants 

6200 SOM Center Road, Suite D25 

Solon, Ohio 44139 

 
 

440/249-4194 

FAX 440/249-4356 

 

 

            PARTNERS 
 

Clifford D. Feierabend, MAI   
Dwight A. Kumler, MAI 
Richard G. Racek, MAI (Retired)  
Richard G. Racek, Jr., MAI 

 

    ASSOCIATES 
 

          Lawrence A. Kell 
Larry Genova 
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June 24, 2024 

 

Spire Development  

330 West Spring Street, Suite 430 

Columbus, Ohio 43215 

 

Attention: Mr. Thomas A. Grywalski 

 

    RE: Real Estate Appraisal Report of 

      Resolution Family, L.P. 

      3912 Resolution Avenue 

      Ashtabula Township, Ashtabula County, Ohio 

      Perm. Parcel No.: 03-013-00-037-04 

 

Dear Mr. Grywalski: 

 

In accordance with your request, the undersigned has made a personal inspection, study and 

analysis of the above captioned property and the area in which it is located. 

 

The purpose of this appraisal is to estimate the market value of the subject property. The 

intended use of this report is to assist the client in analyzing the above captioned property for ad 

valorem tax purposes. The intended users comprise the client and those parties involved with this 

tax matter. Market value which is to be followed in this analysis is defined on page 16 of this 

report. 

 

The subject property comprises a 51-unit Low Income Housing Tax Credit apartment building. 

The improvements comprise a part two and three-story apartment building situated on 5.0001 

acres of land. Uses in the area include single family homes, apartments and the Ridgeview 

Elementary School. The property is located about one mile east of the City of Ashtabula central 

business district.   

 

My opinion of the market value of the fee simple interest of the subject property, subject to 

governmental actions, as of January 1, 2023, is: 

 

TWO MILLION ONE HUNDRED FIFTEEN THOUSAND DOLLARS 

($2,115,000) 

 
 



RACEK & ASSOCIATES, LLC 

 

Spire Development  

Columbus, Ohio 43215 -2- June 24, 2024 

 

Attention: Mr. Thomas A. Grywalski 

 

    RE: Real Estate Appraisal Report of 

      Resolution Family, L.P. 

      3912 Resolution Avenue 

      Ashtabula Township, Ashtabula County, Ohio 

      Perm. Parcel No.: 03-013-00-037-04 
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The foregoing valuation is subject to and assumes the following: 

 

 1. That the subject property is free and clear of any materials or conditions that 

are considered hazardous by the Environmental Protection Agency. If it 

should be discovered that such materials or conditions exist, the appraiser 

reserves the right to revise the final value conclusion. 

 

 2. The personal property contained within the subject property (furniture, 

fixtures and equipment) is not included in the final value estimate. 

 

 3. The subject property is currently being operated as a rent restricted housing 

complex funded with Low Income Housing Tax Credits (LIHTC) as 

administered by the Ohio Housing Finance Agency. This government program 

places use restrictions on the property which requires the owner to charge a 

rent that is affordable to low income residents in exchange for tax credits. The 

money received from the sale of the tax credits is used to fund construction of 

the improvements. When this is the case, the Ohio Supreme Court ruled in 

Woda Ivy Glen Limited Partnership v. Fayette County Board of Revision that 

these types of properties should be valued based upon their income generating 

capabilities subject to the use restrictions imposed under I.R.C. 42. The Ohio 

Supreme Court further ruled in Columbus City Schools Board of Education v. 

Franklin County Board of Revision (Network Restorations I, LLC) that when 

valuing a property in the LIHTC program that it is appropriate to look to 

“market rent” and referenced that the appropriate subset of market rents may 

include LIHTC market rents. Subsequently, the Ohio Board of Tax Appeals in 

Frank Cook Senior Housing LP v. Muskingum County Board of Revision 

approved the considering of the Restrictive Covenant and LIHTC market 

information including the subject’s own experiences in determining value. See 

also Muddy Run Limited Partnership v. Harrison County Board of Revision. 

These cases also support Ohio Revised Code 5713.03 which requires that the 

county auditor value property in the fee simple interest, as if unencumbered 

but subject to any effects from the exercise of police powers or from other 

governmental actions. Therefore, based upon these cases, the value of the 

subject property will be determined by developing an Income Capitalization 

Approach. 

  



RACEK & ASSOCIATES, LLC 

 

Spire Development  

Columbus, Ohio 43215 -3- June 24, 2024 

 

Attention: Mr. Thomas A. Grywalski 

 

    RE: Real Estate Appraisal Report of 

      Resolution Family, L.P. 

      3912 Resolution Avenue 

      Ashtabula Township, Ashtabula County, Ohio 

      Perm. Parcel No.: 03-013-00-037-04 
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 4. The appraiser has followed Ohio Revised Code 5713.031 which pertains to 

valuing government funded multi-family residential properties. This code 

requires specific percentages to be used for vacancy, credit loss, operating 

expenses and replacement reserves when determining a value of a property 

that receives federal funding for real estate tax purposes. Since the calculations 

are not based upon market data, this analysis is being done subject to the 

Jurisdictional Exception Rule as defined by USPAP. 

 

 5. Various other assumptions, conditions and conclusions as contained herein. 

 

The accompanying report, of which this letter is a part, contains the pertinent data considered in 

arriving at the stated value conclusion. This analysis includes a detailed description of the site, 

building improvements and methods of valuation. It has been developed in accordance with and 

is subject to the Uniform Standards of Professional Appraisal Practice as promulgated by the 

Appraisal Standards Board of the Appraisal Foundation. The opinion of value is subject to all the 

assumptions and limiting conditions contained herein. 

  

   Respectfully submitted, 

   RACEK & ASSOCIATES, LLC           

 

 

 

       

    

 

 

   Richard G. Racek, Jr., MAI 

  Partner 
 

 



RACEK & ASSOCIATES, LLC 3912 Resolution Avenue 

Ashtabula Township, Ohio 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 

Property Location: 3912 Resolution Avenue 

Ashtabula Township, Ashtabula County, Ohio 

Perm. Parcel No.: 03-013-00-037-04 

Purpose of Appraisal: Estimate fair market value 

Property Rights Appraised: Fee simple interest subject to governmental actions 

Intended Use of Appraisal: Ad valorem taxation purposes 

Effective Date of Valuation: January 1, 2023 

  

Site Data:  

Shape: Irregular 

Site Type: Interior  

Area: 5.0001± acres; 217,804± square feet per county records 

Land-to-Building Ratio: 4.36:1 

Zoning: RMF-24; Medium Density Residential District 

Topography: Generally level 

Utilities: All public available  

  

Improvement Data:  

Type: Part two and three-story apartment building 

Construction: Stone and cement board siding over wood frame 

Gross Building Area: 49,990 square feet 

No. of Units: 51 units 

Year Built/Condition: 2021-2022/Good 

  

Highest and Best Use:  

As Vacant: Permitted Multi-Family Development 

As Improved: Continued Affordable Housing Multi-Family Use 

 
Summary of Value Estimates: 
 

 As of January 1, 2023 

Cost Approach: Not Developed 

Sales Comparison Approach: Not Developed 

Income Capitalization Approach: $1,440,000 - $2,115,000 

Final Value Conclusion: $2,115,000 
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CERTIFICATE OF VALUE 
 

I hereby certify that I have personally inspected the subject property being appraised, and the 

comparable properties; that the statements contained in this appraisal and upon which the 

opinions expressed herein are based, are true and correct to the best of my knowledge and belief, 

subject to limiting conditions herein set forth; and that to the best of my knowledge and belief no 

pertinent information has been overlooked in the appraisal of the following property: 

 

Resolution Family, L.P. 

3912 Resolution Avenue 

Ashtabula Township, Ashtabula County, Ohio 

Perm. Parcel No.: 03-013-00-037-04 

 

The undersigned hereby certifies that, to the best of my knowledge and belief, except as 

otherwise noted in this appraisal report: 

 

 1. The statements of fact contained in this report are true and correct. 

 

 2. 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. 

 

 3. 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. 

 

 4. I have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

 

 5. My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

 

 6. My compensation for completing this assignment is not contingent upon the development 

or reporting of a predetermined value or direction in value that favors the cause of the 

client, the amount of the value opinion, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this appraisal. 

 

 7. The reported analyses, opinions and conclusions were developed and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics & 

Standards of Professional Appraisal Practice of the Appraisal Institute, which include the 

Uniform Standards of Professional Appraisal Practice. 

 

 8. The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 
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 9. I have made a personal inspection of the property that is the subject of this report. 

 

  10. No one provided significant real property appraisal assistance to the person signing this 

certification. 

 

  11. As of the date of this report, I (Richard G. Racek, Jr., MAI) have completed the 

requirements of the continuing education program of the Appraisal Institute. 

 

  12. I (Richard G. Racek, Jr., MAI) have not performed services regarding the subject property 

within the three year period immediately preceding acceptance of the assignment, as an 

appraiser or in any other capacity. 

 

 

 

       Respectfully submitted, 

 

  

 

 

 

       Richard G. Racek, Jr., MAI 

      Partner   June 24, 2024 
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LIMITING CONDITIONS AND SPECIAL ASSUMPTIONS 
(Unless specifically stated otherwise in this report.) 

 

This appraisal covers the property as described within this report. The areas and dimensions as 

shown herein are assumed to be correct. The information identified in this report as being 

furnished by others is believed to be reliable, but no responsibility for its accuracy is assumed. 
 

Responsible ownership, competent management and a marketable title to the property are 

assumed and that it is free and clear of all liens and encumbrances, unless otherwise stated. No 

responsibility is assumed for matters involving legal or title considerations. 
 

The parcel dimensions and sketches in this report are included to assist the reader in visualizing 

the property. No land survey was ordered or made by the appraiser and no responsibility is 

assumed for such matters. Any sketch or identified survey of the property included in this report 

is only for the purpose of assisting the reader. 
 

The appraiser was not provided with any sub-surface reports in which to determine the stability 

of the soil, thus it is assumed that the subject soils and conditions are adequate to support the 

improvements. 
 

No opinion is expressed as to the value of sub-surface oil, gas or mineral rights or whether the 

property is subject to surface entry for the exploration or removal of such materials. 
 

The measurements of the improvements were taken by the appraiser and/or from architectural 

drawings furnished by the client. Additional maps and exhibits found in this report are for the 

reader’s reference purposes only. No guarantee as to the accuracy is expressed or implied. 
 

The appraiser, by reason of this appraisal, is not required to give testimony or attendance in 

court, unless arrangements have been previously made. 
 

Possession of this report, or a copy thereof, does not carry with it the right of publication, nor 

may it be used for any purpose by anyone but the client for whom it was made without the 

consent of the appraiser and the client. 
 

Neither all nor any part of the contents of this report shall be conveyed to the public through 

advertising, public relations, news, sales or other media, or publication without the written 

consent of the author, particularly as to valuation conclusions, the identity of the appraiser or 

firm with which I am connected, or reference to any professional organization to which I am 

associated. 
 

That the personal property contained within the subject property, (e.g. kitchen appliances, 

laundry equipment, etc.) is excluded in the final value estimate. While these items are considered 

an integral part of the overall function of this type of real estate, they could be sold separately 

from the real estate.  
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The Americans with Disabilities Act ("ADA") became effective January 26, 1992. No specific 

compliance survey and analysis of this property has been made to determine whether or not it is 

in conformity with the various detailed requirements of the ADA. It is possible that a compliance 

survey of the property, together with a detailed analysis of the requirements of the ADA, could 

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 effect upon the value of the property. As there is no direct 

evidence relating to this issue, possible non-compliance with the requirements of ADA was not 

considered in estimating the value of the property. 
 

Unless otherwise stated in this report, the existence of hazardous substances, including without 

limitation asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, 

which may or may not be present on the property, or other environmental conditions, were not 

called to the attention of nor did the appraiser become aware of such during the appraiser's 

inspection. The appraiser has no knowledge of the existence of such materials on or in the 

property unless otherwise stated. The appraiser, however, is not qualified to test such substances 

or conditions. If the presence of such substances, such as asbestos, urea formaldehyde foam 

insulation, or other hazardous substances or environmental conditions, may affect the value of 

the property, the value estimated is predicated on the assumption that there is no such condition 

on or in the property or in such proximity thereto that it would cause a loss in value. No 

responsibility is assumed for any such conditions, nor for any expertise or engineering 

knowledge required to discover them. 
 

Additional special assumptions incorporated into this analysis are delineated as follows: 
 

 1. That the subject property is free and clear of any materials or conditions that 

are considered hazardous by the Environmental Protection Agency. If it 

should be discovered that such materials or conditions exist, the appraiser 

reserves the right to revise the final value conclusion. 

 

 2. The personal property contained within the subject property (furniture, 

fixtures and equipment) is not included in the final value estimate. 

 

 3. The subject property is currently being operated as a rent restricted housing 

complex funded with Low Income Housing Tax Credits (LIHTC) as 

administered by the Ohio Housing Finance Agency. This government program 

places use restrictions on the property which requires the owner to charge a 

rent that is affordable to low income residents in exchange for tax credits. The 

money received from the sale of the tax credits is used to fund construction of 

the improvements. When this is the case, the Ohio Supreme Court ruled in 

Woda Ivy Glen Limited Partnership v. Fayette County Board of Revision that 

these types of properties should be valued based upon their income generating 

capabilities subject to the use restrictions imposed under I.R.C. 42. The Ohio 

Supreme Court further ruled in Columbus City Schools Board of Education v. 

Franklin County Board of Revision (Network Restorations I, LLC) that when 

valuing a property in the LIHTC program that it is appropriate to look to 

“market rent” and referenced that the appropriate subset of market rents may 

include LIHTC market rents. Subsequently, the Ohio Board of Tax Appeals in 

Frank Cook Senior Housing LP v. Muskingum County Board of Revision 

approved the considering of the Restrictive Covenant and LIHTC market 
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information including the subject’s own experiences in determining value. See 

also Muddy Run Limited Partnership v. Harrison County Board of Revision. 

These cases also support Ohio Revised Code 5713.03 which requires that the 

county auditor value property in the fee simple interest, as if unencumbered 

but subject to any effects from the exercise of police powers or from other 

governmental actions. Therefore, based upon these cases, the value of the 

subject property will be determined by developing an Income Capitalization 

Approach. 

 

 4. The appraiser has followed Ohio Revised Code 5713.031 which pertains to 

valuing government funded multi-family residential properties. This code 

requires specific percentages to be used for vacancy, credit loss, operating 

expenses and replacement reserves when determining a value of a property 

that receives federal funding for real estate tax purposes. Since the calculations 

are not based upon market data, this analysis is being done subject to the 

Jurisdictional Exception Rule as defined by USPAP. 

 

 5. Various other assumptions, conditions and conclusions as contained herein. 
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PURPOSE OF APPRAISAL 
 
The purpose of this appraisal is to estimate the cash equivalent market value of the fee simple 

interest in the subject property subject to governmental actions. 

 
 

DEFINITION OF MARKET VALUE 
 
A current definition of market value agreed upon by agencies that regulate federal financial 

institutions in the United States of America is: 

 

“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 the 

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 

best interests; 

 

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

 

(4) payment is made in terms of cash in United States 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.”1 

 
 

INTENDED USE AND INTENDED USERS OF THE APPRAISAL 
 
The intended use of the appraisal is to assist Resolution Family, L.P. in analyzing the property 

for ad valorem taxation purposes. The intended users comprise the client and those parties 

involved with this tax matter. 

 

  

 
 

1
(12 C.F.R. Part 34.42 (g); 55 Federal Register 34696, August 24,1990, as amended at 57 Federal Register 12202, April 9,1992; 59 Federal Register   

  29499, June 7,1994 
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STATEMENT OF OWNERSHIP AND HISTORY 
 
The subject property is currently titled in the name of Resolution Family, L.P. The property has 

been in the name of this entity since April 15, 2021 when it was acquired as vacant land from 

New Hope Pentecostal Church of Ashtabula, Inc. for a recorded sale price of $170,000. No other 

recorded transactions have occurred since that date. After this acquisition, the site was improved 

with the existing apartment building. 

 

IDENTIFICATION 
 

The subject property comprises a part two and three-story elevator style apartment building 

which is known as Resolution Family Apartments. There are a total of 51 suites comprised of 17, 

one bedroom, one bath units containing 620 square feet, 26, two bedroom, one bath units with 

824 square feet and 8, three bedroom, one and a half bath units containing 1,060 square feet. 

According to county records, the total gross building area measures 49,990. The improvements 

were constructed in 2021 and 2022. In addition to the apartment building, other site 

improvements include asphalt surfaced driveway and parking areas, concrete sidewalks, lawn, 

landscaping, security lighting and a playground. 

 

The subject site is irregular in shape. According to county records, the total land area measures 

about 5.0001 acres. The property is identified by the Ashtabula County Auditor as being 

Permanent Parcel Number 03-013-00-037-04. The property is known by address as being located 

at 3912 Resolution Avenue, Ashtabula Township, Ohio. The building, site and site 

improvements will be more fully described within the following pages of this report. 

 

PROPERTY RIGHTS APPRAISED 
 
This analysis pertains to the fee simple estate of the subject property which is defined as follows: 

 

“Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power, and 

escheat.”2 

 
This definition closely follows the requirements of Ohio R.C. 5713.03 which requires property to 

be valued in the fee simple, unencumbered interest but subject to any effects from the exercise of 

police powers or from other governmental actions. This analysis also follows Ohio R.C. 

5713.031 since the subject is a multi-family residential property which receives government 

funding.  

 

  

 
 
 2 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p. 73. 
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EFFECTIVE DATE OF VALUATION 
 

The effective date of valuation for this analysis is January 1, 2023. 

 

 

SCOPE OF WORK 
 

The first portion of this report will include a descriptive analysis of the general and specific 

neighborhood market area, the site, and the improvements. This helps in evaluating the highest 

and best use upon which to value the subject. The second portion of the report will include the 

valuation techniques employed to estimate the market value of the subject property. 

 

The three traditional methods of valuation include the Cost, Sales Comparison, and Income 

Capitalization Approaches. These approaches will be developed as deemed appropriate within 

the Methods of Valuation Section. A reconciliation of the value indications derived from the 

approaches that were utilized will result in a final estimate of value. 

 

The comparable data selected in developing the appraisal approaches were judged the most 

relevant available. The extent of the data verification was commensurate with what was believed 

necessary to complete this assignment. This typically includes, where possible, a review of 

courthouse records, actual documentation retained in our files, and verification with at least one 

party involved in each comparable transaction. 

 

 

COMPETENCY 
 

From my understanding of the assignment to be performed, which I have addressed in the Scope 

of Work, it is my opinion that I am fully competent to perform this appraisal due to the fact that: 

 

1. The appraiser has full knowledge and experience in the nature of this assignment. 

 

2. All necessary and appropriate steps have been taken in order to complete the assignment 

competently. 

 

3. There is no lack of knowledge or experience that would prohibit this assignment from 

being completed in a professional competent manner or where an unbiased or misleading 

opinion of value would be rendered. 

 

 

COMPLIANCE 
 

To the best of my knowledge, the analyses, opinions and conclusions that were developed in this 

report have been prepared in conformity with Title XI of the Federal Financial Institutions 

Reform, Recovery and Enforcement Act of 1989 (FIRREA) and its regulations, as well as the 

Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation and 

the Appraisal Institute. 

 



SUBJECT LOCATION MAP 
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LOCATION AND NEIGHBORHOOD 
 

As indicated by the Location Map provided on the facing page, the subject of this analysis is 

located along the west side of OH State Route 11 at the terminus of Resolution Avenue in 

Ashtabula Township, Ashtabula County, Ohio. Ashtabula Township is situated adjacent east to 

the City of Ashtabula, the largest city within the county. However, the Village of Jefferson is the 

county seat. Ashtabula County is located at the northeast corner of the State of Ohio, along the 

south shore of Lake Erie. It has a land area of approximately 702 square miles making it the 

largest county in Ohio.  

 

Ashtabula is located approximately midway between the Cities of Cleveland and Erie, 

Pennsylvania. Interstate 90 is the main east-west artery that links the three cities. Access to the 

northerly tier of townships is considered to be good. Three of the largest cities exist along the 

shoreline including Ashtabula in the middle, with Conneaut to the east and Geneva to the west. 

Including surrounding townships, these areas account for just over 80% of the total county 

population. 

 

Lake Erie plays a large role in the life styles of residents in this particular area of the state. It is a 

major economic resource from the standpoint of shipping and tourism. It also acts to moderate 

the temperature extremes along the shoreline which adds measurably to the agricultural products 

that are grown within the immediate area.  

 

Ashtabula County is located in the extreme northeast corner of the State of Ohio. To the east, it is 

bordered by the Counties of Erie and Crawford in Pennsylvania, to the south by Trumbull 

County, and to the west by Geauga and Lake Counties. The north boundary coincides with the 

south shoreline of Lake Erie.   

 

Population 
 

The City of Ashtabula is the largest municipality in Ashtabula County. The city occupies 7.7 

square miles in the northerly section of the county along the south shore of Lake Erie. Presently, 

the city functions as a major coal port on Lake Erie at the mouth of the Ashtabula River. The 

2020 U.S. Census population estimate of 17,975, represents a 6.0% decline from the 2010 

Census population of 19,124. The city accounts for approximately 18.4% of the 2020 county 

population of 97,574. The Ashtabula city population grew steadily from 12,949 to 24,559 in 

1960. However, in every subsequent decade, the population declined to its current level.  

 
Conclusion 
 

Since the early 1980’s, Ashtabula County has been severely impacted by the closing and/or 

moving of numerous large industrial plants. The smaller plants which have remained, as well as 

retail expansion and tourism has provided a stabilizing influence. The recreational water aspects 

of Lake Erie, along with the numerous wineries on the sandy soil have supported tourism. 

Geneva-on-the-Lake has been an established resort community for the past century. Overall, the 

area appears to be fairly stable and should remain so for the foreseeable future. 
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SITE DATA ANALYSIS 
 

The following site description is based upon a personal inspection and information obtained from 

the Ashtabula County Auditor’s office and various other sources. 

 
 

Location: 3912 Resolution Avenue  

Ashtabula Township, Ashtabula County, Ohio 

Perm. Parcel No.: 03-013-00-037-04 

Access: The site has adequate access from Resolution Avenue.  

Shape: Irregular 

Area: 5.0001± acres or 217,804± square feet per county records 

Excess/Surplus Land: Given the current land to building area ratio of 4.36:1 and the 

placement of the building, no excess land exists.  

Topography: Generally level  

Drainage: Appears adequate 

 
Flood Zone: 

The subject is located on Community Panel No. 39007C0157D 

of the National Flood Insurance Program Flood Insurance Rate 

Map effective December 18, 2007. The subject improvements 

are located within a Zone X classification. Thus, flood 

insurance is not required.  

Easement/Encroachments: Normal utility easements are assumed to exist.  No other 

easements/encroachments were noted which would adversely 

affect the value of the subject property. 

 
Soil: 

An engineering study was not available upon which to 

determine the stability of the sub-soil.  Accordingly, this 

analysis is predicated on the condition that the land is capable 

of being improved to its highest and best use. 

 
Utilities: 

Public services including city water, sanitary sewers, electric, 

natural gas and telephone service are available to the subject 

site. 

Zoning: According to Ashtabula Township Zoning Inspector, Jaymee 

Vest, the subject is situated in an RMF-24; Medium Density 

Residential Zoning District. Multi-family buildings are an 

approved use within this district.  Thus, the existing use of the 

site is considered to be legally permitted. The zoning map 

provided on the facing page does not reflect a rezoning of the 

subject site and surrounding parcels which, according to 

Jaymee Vest, occurred over 10 years prior to tax lien date.  

 



ZONING MAP 
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ASSESSED VALUE AND TAXES 
 

In the State of Ohio, real property is assessed for taxation purposes at 35% of the County's 

estimate of market value. For the tax year 2023 (payable 2024), the tax rate for Ashtabula 

Township is $87.87 per $1,000 of assessed value (gross) or $77.58 per $1,000 of assessed value 

(net) after credits for commercial property.  

 

Pertinent real estate tax information is summarized as follows: 

 

 Assessed Value Auditor's 100% 

Perm. Parcel No.        at 35%  Market Value 

03-013-00-037-04 Market Value      Estimate     

 

Land Valuation $     40,600 $   116,000 

Improvements Valuation $1,094,450 $3,127,000 

Total Valuation $1,135,050 $3,243,000 

 

Annual Real Estate Taxes 

Gross Tax: $99,736.94                     $87.87/$1,000 of                         

                                                                                    assessed value 

 LESS: 

     House Bill 920 Credit: $11,680.12 

 Net Tax: $88,056.82 2.72% of 100% 

market value estimate 

(effective tax rate).    

Plus: Special Assessments:  $        9.50  

 Total Taxes: $88,066.32  
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DESCRIPTION OF IMPROVEMENTS 
 

The improvements on the subject property comprise an apartment building which is known as 

Resolution Family Apartments. This site has been improved with a part two and three-story 

elevator apartment building. According to county records, the total gross building area measures 

49,990 square feet. The improvements were constructed in 2021-2022. There are a total of 51 

units including 17, one bedroom, one bath units, containing 620 square feet, 26, two bedroom, 

one bath suites with 824 square feet and 8, three bedroom, one and a half bath units containing 

1,060 square feet. There is parking for approximately 76 cars. 

 

Exterior construction features of the building comprise stone and cement board walls, vinyl 

framed windows and an asphalt shingled roof.  

 

Interior construction features of each unit are nearly the same in the entire complex with the 

exception of configuration. Each unit has vinyl plank flooring, painted drywall walls and ceilings 

in the living room, kitchen and bathroom. The bedrooms have carpeted floors. Kitchens are 

further improved with wood base and wall cabinets, formica surfaced countertops, double bowl 

stainless steel sink with disposal, dishwasher, electric range with exhaust hood above and a 

refrigerator. Each unit also has a full bathroom with a vanity, toilet and a fiberglass tub with 

surround. The handicapped units will have a stall shower instead of a tub. The three bedroom 

units also have a half bath accessed from the hallway. Each unit also has washer and dryer 

hookups. However, the actual laundry machines are not provided by the landlord. Each unit has 

an electric forced air furnace with central air conditioning and an electric 30-gallon hot water 

tank. 

 

The building has a community room, fitness room and a laundry room located on the first floor. 

These areas have similar construction features with vinyl plank floors, painted drywall walls and 

ceilings. The community room also has a kitchen with wood base cabinets, formica surfaced 

countertop, double bowl stainless sink, refrigerator, oven and microwave. The laundry room has 

six sets of washers and dryers.   

 

The common area hallways throughout the building are improved with a vinyl plank floor, 

painted drywall walls, drop or drywall ceilings and ceiling or wall mounted lighting.  

 

There is one elevator in the building with three story travel. The building is fully sprinklered.  

 

Site improvements on the property include asphalt surfaced driveway and parking areas, concrete 

sidewalks, landscaping, security lighting and a playground.  

 

Based upon an inspection of the property, it appears to be in good overall condition considering 

its age. No deferred maintenance issues were noted at the time of inspection on June 21, 2024.  
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HIGHEST AND BEST USE 
 

Highest and best use is a fundamental concept in the valuation of real estate which is defined as 

follows: 

 

“The reasonably probable use of property that results in the highest value. The four criteria that 

the highest and best use must meet are legal permissibility, physical possibility, financial 

feasibility, and maximum productivity.”3 

 

The highest and best use of the land, considered separately as if vacant and available for 

development, may differ from the highest and best use of the property as improved with existing 

building improvements. Therefore, for improved properties, a separate analysis of highest and 

best use must be developed for each of the following: 

 

 1. The highest and best use of the site as if vacant. 

 2. The highest and best use of the site as improved. 

 

The only exception in valuing land as if vacant is when the site has been developed to an 

intensity that is higher than would be allowed under the current zoning. If the remaining 

economic life of the building improvements is sufficient, the land is valued according to the 

intensity of development. By doing so, an economic balance is maintained between the agents of 

production (land, labor, capital, and coordination) which will result in a more accurate value 

indication. 

 

Factors that must be taken into consideration in determining the highest and best use of the 

property include the following: 

 

 1. Existing land use regulations. 

 2. Probable modifications to the existing land use regulations. 

 3. Economic demand. 

 4. Physical adaptability of the property. 

 5. Neighborhood trends. 

 6. Optimal use of the property. 

 

Subject Review 
 

As stated previously, the subject property comprises a 51 unit LIHTC rental apartment building. 

The improvements were constructed in 2021-2022. Based upon an inspection, it appears that 

they are in good overall condition considering their age. The property is located within a 

community which has had a decreasing population over the past several decades. 

  

 
 
3 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p.88.  
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To reiterate, the property located about one mile east of the central business district of the City of 

Ashtabula. Considering the location of the subject, the amenities provided and the physical 

condition of the improvements, the subject comprises an apartment building that provides 

adequate functional utility. All of the above factors were considered in the valuation approaches 

to follow and within the Highest and Best Use Analysis. 

 

Highest and Best Use as Vacant:  
 

The highest and best use of the subject site “as vacant” is for the development of a permitted 

multi-family use. 

 

Highest and Best Use as Improved:  
 

The highest and best use of the subject site “as improved” is for the continued use in an 

affordable housing multi-family capacity.  This would be the highest and best use of the property 

as improved.  The improvements are considered to add value beyond that of vacant land and 

there are no anticipated uses that would warrant razing the improvements for redevelopment. 

 

 

METHODS OF VALUATION 
 
The appraisal of real estate typically involves the development of three traditional methods of 

valuation; the Cost Approach, the Sales Comparison Approach and the Income Capitalization 

Approach. These approaches are defined in The Dictionary of Real Estate Appraisal. - 7th 

edition. Appraisal Institute, 2022. 

 

The Cost Approach is “A set of procedures through which a value indication is derived for the 

fee simple estate by estimating the cost new as of the effective date of the appraisal to construct a 

reproduction of (or replacement for) the existing structure, including an entrepreneurial 

incentive; deducting depreciation from the total cost; and adding the estimated land value. The 

contributory value of any site improvements that have not already been considered in the total 

cost can be added on a depreciated-cost basis. Adjustments may then be made to the indicated 

value of the fee simple estate in the subject property to reflect the value of the property interest 

being appraised.”4 

 

The Sales Comparison Approach is “The process of deriving a value indication for the subject 

property by comparing sales of similar properties to 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.”5 

 

 
 
4 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p.43. 
5 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p.170. 
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The Income Capitalization Approach is “Specific appraisal techniques applied to develop a 

value indication for a property based on its earning capability and calculated by the 

capitalization of property income.”6 
 

The subject property comprises an apartment building which is operated as a Low Income 

Housing Tax Credit project. While the Cost Approach can be developed, it could produce a 

somewhat misleading value indication as there is a substantial amount of economic obsolescence 

since the rental rates charged must conform with the restrictive covenant. Thus, since an investor 

would not review this approach when determining a purchase price, it was not developed in this 

analysis.   

 

In a Sales Comparison Approach, sale properties are compared to the subject based upon the 

similarities or differences that exist for which adjustments are then made. Generally, in a 

conventional market rate apartment property, when a complex is inferior to the subject in terms 

of say condition, location, amenities available and unit mix, it will have a direct correlation to 

how much net operating income per unit it can generate and ultimately upward adjustments are 

made. However, when valuing LIHTC properties, while a sale property can be inferior to the 

subject in terms of location and property specific characteristics, it is possible that this inferior 

property can generate more net operating income per unit because the rent restriction levels may 

be higher than in the subject. Therefore, the upward adjustments needed for the inferior 

characteristics will not correlate to the property generating less net operating income per unit. 

Since the driving motivation for the buyer of an apartment complex is income, the sale price that 

is developed will be higher in a property that generates more income. Therefore, since Low 

Income Housing Tax Credit projects sell based upon their income generating capabilities rather 

than how they compare to the market, the Sales Comparison Approach was also not developed 

within this analysis.  

 

The Income Capitalization Approach has been developed using market data from other LIHTC 

properties to develop rental rates, vacancy, expenses and overall capitalization rates. Therefore, 

since it is market based, it is given the greatest weight in the final value conclusion. This 

approach has also been accepted by the Ohio Supreme Court in cases identified as Woda Ivy 

Glen Limited Partnership v. Fayette County Board of Revision and Columbus City Schools 

Board of Education v. Franklin County Board of Revision (Network Restorations I, LLC). In 

addition, the Ohio Board of Tax Appeals also accepted this methodology in Frank Cook Senior 

Housing LP v. Muskingum County Board of Revision, Huron Senior Residence, LLC v. Erie 

County Board of Revision, Sylvania Senior Residence, LLC v. Lucas County Board of Revision 

and Muddy Run Limited Partnership v. Harrison County Board of Revision. 
 
 

  

 
 
6 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p.94. 
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INCOME CAPITALIZATION APPROACH 
 

The Income or Economic Approach to Value recognizes the fact that the capacity of a particular 

property to generate income is a primary consideration of a prospective purchaser. Income 

capitalization incorporates the analysis of a property's ability to generate future monetary 

benefits and the conversion of this income stream into an indication of present value. This 

reflects the principle of anticipation. 

 

Future Benefits 
 

The benefits of owning income producing real estate are derived from several sources. Typically, 

these include the right to receive rental income throughout the term of ownership plus proceeds 

from the resale of the property at the termination of the investment. 

 

Gross potential income is the total income which the property can generate at full occupancy. 

The deduction of income due to vacancy and credit loss results in an effective gross income from 

the operations of the real property. 

 

Net operating income is the revenue remaining after accounting for all operating expenses, but 

before the payment of debt service. The equity dividend is that portion of net operating income 

which remains after the payment of mortgage debt service. 

 

Reversionary benefits are referred to as the lump sum which an investor receives upon resale of 

the property at the end of the term of ownership. 

 
Income Capitalization Process 
 

The two primary methods of income capitalization are defined as follows: 

 

Direct Capitalization - The conversion of a single year's income estimate into an indication of 

value in one direct step. 

 

Yield Capitalization - The discounting process used to convert future benefits to a present value 

subject to a required level of profit or rate of return on invested capital. 

 

In the direct capitalization process, a specified income amount, usually annual net operating 

income, is divided by an overall capitalization rate resulting in a value estimate for the entire 

property. This process is market oriented and is based on an analysis of market-evidenced overall 

capitalization rates which are abstracted from actual market transactions. In the absence of such 

direct market evidence, secondary sources include "built-up" rates based on the component costs 

of mortgage/equity financing and investor surveys detailing rate of return requirements and other 

financial indicators. 

 

In the yield capitalization process, a future income stream is discounted to a present value. This 

type of analysis involves a detailed projection of the future operating performance of a property 

throughout a projected period of ownership which results in resale. Consequently, this analysis 

involves explicit assumptions and projections regarding income and expense levels, future 

property values, etc. 



 

 

Property Name Rental Rate Utilities Utility

No. Location Unit Type As of January 1, 2023 Occupancy Included Allowance

1 Willowbrook I 2 Bedroom 50% $711 100% Water, Sewer & $105

2605 N. Bend Road 2 Bedroom 60% $711 Trash Removal $105

Ashtabula, Ohio

2 Willowbrook II 2 Bedroom 50% $736 100% Water, Sewer & $105

2605 N. Bend Road 2 Bedroom 60% $736 Trash Removal $105

Ashtabula, Ohio 3 Bedroom 50% $913 $118

3 Bedroom 60% $1,143 $118

3 Greenway Senior 2 Bedroom 35% $447 92% Water, Sewer & $136

5700 Nathan Avenue 2 Bedroom 50% $600 Trash Removal $136

Ashtabula, Ohio 2 Bedroom 60% $600 $136

4 Willoughbeach Terrace 1 Bedroom 30% $362 100% Water, Sewer & $103

30707 Lakeshore Boulevard 1 Bedroom 50% $657 Trash Removal $103

Willowick, Ohio 1 Bedroom 60% $725 $103

2 Bedroom 30% $437 $122

2 Bedroom 50% $791 $122

2 Bedroom 60% $820 $122

5 Majors Crossing 1 Bedroom 30% $278 100% Water, Sewer & $95

2789 Jefferson Street 1 Bedroom 50% $525 Trash Removal $95

Rock Creek, Ohio 1 Bedroom 60% $610 $95

2 Bedroom 30% $338 $109

2 Bedroom 50% $635 $109

2 Bedroom 60% $710 $109

3 Bedroom 30% $375 $126

3 Bedroom 50% $735 $126

3 Bedroom 60% $765 $126

COMPARABLE LIHTC RENTAL RATES
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The subject comprises a 51 unit apartment building which is operated as a Low Income Housing 

Tax Credit project. The improvements were constructed in 2021-2022, and were considered to be 

in good condition considering their age. Given the recent case law which has been decided by the 

Ohio Supreme Court as well as the Ohio Board of Tax Appeals, this analysis will review the 

LIHTC market to determine rent, vacancy, expenses and overall capitalization rates. This data 

allows for a fee simple analysis to be developed and still comply with valuing the property 

subject to the requirements of the restrictive covenant. When this is the case, the direct 

capitalization process is the most reflective of a typical buyer’s thought process when purchasing 

property which is at stabilized market levels.  For the purpose of this analysis, the direct 

capitalization process will be utilized as the basis of the income value computation. 

 

Income 
 

Provided in the Addendum of this report is the December 31, 2022 rent roll for the subject 

property. As indicated, the property was 100% occupied as of December 31, 2022. Tenants 

started moving into the building in late June 2022. Thus, the property was not stabilized during 

2022. As indicated on the December 31, 2022 rent roll, rental rates were between $300 and $635 

per unit per month for a one bedroom suite, between $365 and $785 per unit per month for a two 

bedroom unit and $900 per unit per month for a three bedroom suite. The owner pays for water, 

sewer and trash removal. The utility allowance was $57 for a one bedroom unit, $72 for a two 

bedroom unit and $88 for a three bedroom unit per month. As additional support, a rent survey of 

other LIHTC properties is provided on the facing page. The rents develop a range from $278 to 

$725 per unit per month for a one bedroom unit, between $338 and $820 per unit per month for a 

two bedroom unit and between $375 and $1,143 per unit per month for a three bedroom unit. 

This range is also for units which have rent restrictions between the 30% and 60% requirements. 

 

Thus, after reviewing the rent roll and the competition in the area, it is estimated that the gross 

potential income for the 51 apartment units which comprise the subject is projected as follows:  

 

 

 

Unit Type 

Monthly Rental 

Rate 

Monthly 

Income 

Annual  

Income 

1 Bedroom @ 30% Rents 4 Units @ $360 $  1,440 $  17,280 

1 Bedroom @ 60% Rents    13 Units @ $650 $  8,450 $101,400 

2 Bedroom @ 30% Rents 4 Units @ $428 $  1,712 $  20,544 

2 Bedroom @ 60% Rents    22 Units @ $800 $ 17,600 $211,200 

3 Bedroom @ 60% Rents      8 Units @ $925 $  7,400 $  88,800 

Gross Potential Income  $36,602 $439,224 

 

The property generates additional income from various sources. This would include late charges, 

application fees, tenant charges and other income but excludes interest. All of these other income 

sources generated revenue of $4,627 in 2022 (partial year) and $11,226 in 2023. Based upon a 

review of the actual collections, $11,226 has been project in this analysis. This additional income 

will be added to the adjusted gross income after a vacancy and collection loss is taken into 

consideration since it is based on actual collection, which already reflects a vacancy.  
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Vacancy and Credit Loss 
 

The subject is currently operated as a Low Income Housing Tax Credit project.  The property 

began the lease up period in June 2022. The December 31, 2022 rent roll indicates the property 

was 100% occupied. At the time of inspection on June 21, 2024, there were no vacant units. As 

additional support, the Ohio Housing Finance Agency reports that the vacancy in LIHTC multi-

family properties within Ashtabula County and the surround counties of Geauga, Lake and 

Trumbull was 2.70% as of year-end 2022. The market survey developed in the foregoing showed 

vacancy in a range from 0% to 8%. Both of these surveys represent vacancy only and does not 

take into account any credit loss. Therefore, for the purpose of this analysis, vacancy and credit 

loss has been projected to be 4% which is below the subject’s historical operating range and 

within the range of the market when taking into consideration a credit loss.   

 

Operating Expenses 
 

The actual operating expenses incurred by the subject property which are provided in the 

Addendum of this report, were $72,650 or $1,425 per unit in 2022 (partial year) and $193,301 or 

$3,790 per unit in 2023. The 2022 expenses do not represent a full year of stabilized operations. 

These figures exclude bad debts, real estate taxes, interest, depreciation, amortization and 

replacement reserves. In addition to the subject data, the appraiser reviewed data from the Ohio 

Housing Finance Agency which indicated that the average 2023 operating expenses within 

Ashtabula and the three adjacent counties was $7,443 per unit including real estate taxes in 

LIHTC properties.   

 

As additional support to the data from the Ohio Housing Finance Agency set forth in the 

Addendum, provided on the next page are seven examples of operating expenses from similar 

elevator style LIHTC apartment communities. This table reflects the actual 2023 expenses and 

excludes real estate taxes.  
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The seven LIHTC properties that were presented in the foregoing chart developed operating 

expenses per unit which are in a range from $4,290 to $6,466 per unit during 2023. Taking into 

consideration the size, age, condition and location of the apartment building, it is estimated that 

an annual expenditure of say $3,800 per unit or $193,800 per year would be reasonable before 

the payment of real estate taxes as of January 1, 2023.  

 

In addition to normal operating expenses, there is also the need to replace short lived building 

items. This account would fund the future replacement of the roof, siding, windows, HVAC, 

paving, appliances, etc. For the purpose of this analysis, it is estimated that a minimum of $400 

per unit or say $20,400 per year would be reasonable.  

 
  

 

 

Location 

 

Year 

Built 

 

No. of 

Units 

Operating Expenses 

Before Taxes & 

Reserves 

 

Operating 

Expenses Per Unit 

Jenkins Lofts 

27 W. Jenkins Avenue 

Columbus, Ohio 
2021 60 $257,385 $4,290 

Audubon Crossing 

119 Edgewood Avenue 

Dayton, Ohio 
2018 50 $274,586 $5,492 

Beaumont Greene 

13710 Della Drive 

Athens, Ohio 
2007 40 $225,646 $5,641 

Wheatland Crossing 

216 N. Wheatland Avenue 

Columbus, Ohio 
2017 42 $271,581 $6,466 

Willoughbeach Terrace 

30707 Lakeshore Boulevard 

Willowick, Ohio 
2016 50 $228,686 $4,574 

Fairwood Commons 

1774 S. Main Street 

Columbus, Ohio 
2018 54 $338,360 $6,266 

Greensburgh Manor 

1960 Burgess Drive 

Green, Ohio 
2017 50 $258,374 $5,167 
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Capitalization Rate 
 

The appropriate capitalization rate for a property of this type is best determined by the overall 

rate that is abstracted out of the marketplace.  Provided in the following chart are nine examples 

of overall rates from sales of LIHTC properties located throughout Ohio. 

 

NO. LOCATION 

SALE 

DATE 

NET OPERATING 

INCOME 

SALE 

PRICE 

OVERALL 

CAP RATE 

1 801 Cold Water Drive 

Monroe, Ohio 

02/12/20 $952,000 $13,600,000 7.00% 

2 1235 Chesterdale Drive 

Springdale, Ohio 

03/10/20 $1,649,907 $21,000,000 7.86% 

3 1318 Barnes Drive 

Columbus, Ohio 

05/12/20 $647,179 $9,250,000 7.00% 

4 996 West Perry Street 

Salem, Ohio 

09/02/20 $98,795 $1,066,000 9.27% 

5 600 Plainfield Road 

West Lafayette, Ohio 

01/29/21 $116,318 $1,400,000 8.31% 

6 1264 Southeast Boulevard 

Salem, Ohio 

03/26/21 $122,443 $850,000 14.41% 

7 330 Mercer Avenue, et al. 

Dayton, Ohio 

07/28/21 $126,872 $1,594,966 7.95% 

8 100 Bethel Park Drive, et al. 

Bethel, Ohio 

01/25/22 $665,430 $10,700,000 6.22% 

9 941 N. Oakland Street 

Urbana, Ohio 

02/08/23 $98,625 $1,800,000 5.48% 

 

As indicated by the chart presented above, capitalization rates in Low Income Housing Tax 

Credit properties which are located throughout Ohio that sold between 2020 and 2023 were 

between 5.48% and 14.41%. Since these transactions bracket the tax lien date, they were 

considered to provide a reliable range in which to establish an overall capitalization rate for the 

subject. 

 

As additional support to the overall capitalization rates presented in the above chart, provided in 

the Addendum is a Realty Rates Survey which indicates that overall capitalization rates in 

apartment properties would average 8.34% as of the first quarter 2023.  This is a national survey 

which includes areas superior to the subject.  

 

Based upon actual cap rates presented and the supporting survey from Realty Rates, it is 

estimated that an appropriate overall capitalization rate would be say 7.50% as of January 1, 

2023. 

 

Since real estate taxes are considered to be over assessed, it is necessary to exclude these 

expenses from the operating statement and include a tax additur in the capitalization rate in order 

to more accurately assess the tax liability on the subject property. The 2023 tax rate is 2.72% and 

when added to the estimated cap rate of 7.50% would produce a total composite capitalization 

rate of 10.22% as of January 1, 2023.  
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Income Value Computation 

 

Based upon the facts, assumptions and conclusions contained in the foregoing, the income value 

of the subject property is computed as follows: 

 
Gross Potential Income $439,224  

Less: Vacancy & Credit Loss @ 4% $  17,569   

Adjusted Gross Income $421,655  

Plus: Other Income $  11,226   

Effective Gross Income  $   432,881  

   

Operating Expenses $193,800  

Reserve for Replacements $  20,400   

Total Expenses  $   214,200  

   

Net Operating Income                    $   218,681  

   

Capitalized at 10.22%  $2,139,736 

Less: FF&E @ $500 Per Unit  $     25,500 

Value of Real Estate  $2,114,236 

 

INDICATED VALUE OF THE SUBJECT  

   PROPERTY AS OF JANUARY 1, 2023         ROUNDED TO:   $2,115,000 

 

On July 3, 2023, Governor Mike DeWine signed House Bill 33 which significantly changes the 

way Federally Subsidized Residential Rental Property is taxed in the State of Ohio. Federally 

Subsidized Residential Rental Property includes Section 8, Low-Income Housing Tax Credit, 

Rural Development, Project Rental Assistance Contract Properties and various other properties 

that receive assistance from the government. Regardless of which contract controls the funding 

of a property, the method of developing a value is the same. Following are the guidelines for 

establishing value.  

 

The gross potential rent is established by calculating the maximum rental income the property 

can generate if it were 100% occupied during an entire year. According to the 2023 operating 

statement that is provided in the addendum of this report, which is the first stabilized year of 

operations, the gross potential rent was $424,620. For the purpose of this analysis, this gross 

potential rent has been used. 

 

Once the gross potential rent is established, a vacancy loss is than deducted. Vacancy loss is 

defined as the lost revenue attributable to periodic unoccupied or off line units. It has been 

established that vacancy would equate to 4% of gross potential rent. There is also a provision for 

credit loss of 3% of the gross potential rent which is an allowance for unpaid rent losses.  
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Properties have the potential of generating income which is not from the rental of an apartment 

unit and is classified as other income. This could include rent paid by commercial tenants, 

laundry and vending income and various tenant charges or late fees so long as the income is 

attributable to the operations of the property. This income is generally established based upon a 

review of historical collections. The actual other income was $11,226 in 2023 excluding interest. 

For the purpose of this analysis, this income has been used to calculate a value. 

 

Once the effective gross income or operating income has been established, it is then necessary to 

deduct various expenses. These deductions would include operating expenses excluding real 

estate taxes, utilities and replacement reserves.  

 

Operating expenses are considered to be the cost incurred to operate the building excluding 

utility expenses, replacement reserves and real estate taxes. In calculating operating expenses, it 

is presumed that operating expenses will total 48% of the operating income. The presumptive 

calculation of operating expenses may be exceeded by evidence demonstrating the actual 

expenses of the property. The 2023 expenses before real estate taxes, utilities and reserves were 

$148,142 in 2023. This would equate to 36.48% of projected operating income.  

 

Utility expenses are considered to be the amount paid by the owner that are attributable to 

electric, gas, water and sewer charges as well as trash removal. While the code does not specially 

spell out how these expenses are to be calculated, it is assumed that a three year average would 

be reasonable. However, since the subject only has one stabilized year, the actual 2023 expenses 

of $45,159 have been used in this analysis.  

 

Replacement reserve means the required deposits that must be made into a restricted reserve 

account, intended to address future capital needs of the property. Replacement reserve is 

presumed to be 5% of the gross rent potential of the property. However, the presumptive amount 

may be exceeded by evidence demonstrating the actual expenses of the property.  

 

Since real estate taxes have been excluded from the operating expenses, a tax additur is added to 

the overall capitalization rate to account for the real estate taxes at the appraised value. The tax 

rate for the subject is 2.72% 

 

The capitalization rate utilized to determine a value is set by the Tax Commissioner and is based 

on a published rate applicable to the latest capitalization rate for multi-family apartments 

published by the Appraisal Institute or other reputable sources as of the first day of January of 

the year of assessment. Since the Appraisal Institute does not publish capitalization rates, a 

capitalization rate from Realty Rates as of the first quarter 2023 has been utilized in this analysis. 

As indicated by a copy of the Realty Rates table presented in the addendum, the overall 

capitalization rate in apartments as of the first quarter 2023 is 8.34%. When adding the tax 

additur of 2.72% to the overall capitalization rate of 8.34%, an adjusted capitalization rate is 

computed to be 11.06%. However, the adjusted capitalization rate is then reduced by 1% to 

account for the investment risk factor. Therefore, a capitalization rate of 10.06% has been used in 

this analysis. 

 

The net operating income is defined as the operating income less operating expenses. This is the 

figure that is capitalized into value by the adjusted capitalization rate.  
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Based upon the procedure for developing a valuation as indicated by Ohio Revised Code 

5713.031, following is an income value computation of the subject property as of January 1, 

2023. A separate calculation was also developed using the actual 2023 income and expenses. 

 

 Presumptive Value  

Gross Potential Rent $424,620  

Less: Vacancy @ 4% $  16,985   

Less: Credit Loss/Unpaid Revenue @ 3% $  12,739  

Plus: Other Income $   11,226   

   

Effective Gross Income/Operating Income  $   406,122  

   

Operating Expenses @ 48% $194,939  

Utilities $  45,159  

Replacement Reserves @ 5% $  21,231   

Total Expenses  $   261,329  

   

Net Operating Income                    $   144,793  

   

Capitalized at 10.06%  $1,439,294 

 

INDICATED VALUE OF THE SUBJECT  

   PROPERTY AS OF JANUARY 1, 2023         ROUNDED TO:   $1,440,000 

 

 Leased Fee Value  

Gross Potential Rent $424,620  

Less: Vacancy & Credit Loss $  16,550   

Plus: Other Income $   11,226   

   

Effective Gross Income/Operating Income  $   419,296  

   

Operating Expenses $148,142  

Utilities $  45,159  

Replacement Reserves @ 5% $  21,231   

Total Expenses  $   214,532  

   

Net Operating Income                    $   204,764  

   

Capitalized at 10.06%  $2,035,427 

 

INDICATED VALUE OF THE SUBJECT  

   PROPERTY AS OF JANUARY 1, 2023         ROUNDED TO:   $2,035,000 
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RECONCILIATION AND FINAL VALUE CONCLUSION 
 

The value indications for the subject property developed in the foregoing are summarized as 

follows: 

                  

 As of January 1, 2023 

COST APPROACH N/A 

SALES COMPARISON APPROACH N/A 

INCOME CAPITALIZATION APPROACH $1,440,000 - $2,115,000 

 

The final reconciliation of the above value estimates is defined in The Dictionary of Real Estate 

Appraisal (Seventh Edition), as: 

 

“The last phase in the development of a value opinion in which two or more value indications 

derived from market data are resolved into a final value opinion, which may be either a range of 

value, in relation to a benchmark, or a single point estimate.”7 

 

Cost Approach to Value  
 

In the Cost Approach, the value of the property is estimated by deducting accrued depreciation 

from all causes from the reproduction or replacement cost new of the improvements and adding 

the value of the land as though vacant. The Cost Approach generally results in an accurate value 

indication when the improvements are new and represent the highest and best use of the site. 

 

The reliability of this approach, however, is limited by the accuracy with which accrued 

depreciation can be measured.  Given the fact that the property was developed with tax credits 

which will impact the income that can be collected, there is a large amount of economic 

obsolescence which could ultimately produce a misleading value indication.  In addition, this 

method of valuation does not reflect the motivation of the typical buyer when analyzing a 

property for acquisition.  Therefore, this approach was not developed in this analysis. 

 

Sales Comparison Approach  
 
The Sales Comparison Approach involves the analysis of the sales of similar properties and 

typically provides a reliable value indication since it is based on actual market transactions.  The 

applicability and accuracy of any value indications generated by the Sales Comparison Approach 

are subject to a degree of comparability which exists between the subject and sale properties. 

 

The Sales Comparison Approach has also not been developed as Low Income Housing Tax 

Credit properties are acquired based upon their income generating capabilities rather than how 

they compare to the market. 

 

 

  

 
 
7 The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), p.74. 
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Income Capitalization Approach  
 

The net income which a property is capable of generating is a fundamental consideration of any 

potential purchaser.  The risk of the investment and the anticipated rate of return are factors that 

establish a price which a prudent investor would pay for the real estate. 

 

The subject property is currently operating as an income producing asset to the ownership.  For 

the purpose of this analysis, the gross potential income was projected based upon a review of the 

rent roll and a survey of other LIHTC properties in competing areas. In addition to reviewing the 

actual performance of the subject property, a review of other LIHTC apartment communities was 

done in order to project the operating expenses. Further, overall capitalization rates from LIHTC 

properties were abstracted from the market and compared against a national publication. Thus, 

since reliable information was available, this approach is considered to provide a very reliable 

value indication. 

 

In addition to the market-based approach developed, the appraiser also developed a value as 

outlined by Ohio R.C. 5713.031. While this methodology was not in existence as of January 1, 

2023, it was developed to give additional support to the market-based analysis. However, for the 

purpose of this analysis, it was not given significant weight in the final value conclusion. A value 

was also developed based upon the actual 2023 financials of the subject property. This value was 

also given less weight in the final value conclusion. 

 

Therefore, after reviewing the Income Capitalization Approach, it is considered that the fair 

market value of the real estate, subject to governmental actions, as of January 1, 2023 is: 

 

TWO MILLION ONE HUNDRED FIFTEEN THOUSAND DOLLARS 

($2,115,000) 

 

The estimated market value of the real estate, as of January 1, 2023, is allocated as follows 

between land and improvements using the same percentages utilized by the Ashtabula County 

Auditor: 

 

Perm. Parcel No. Land Improvements Total 

03-013-00-037-04 $75,700 $2,039,300 $2,115,000 

 

 



 

            
  

 

 

 

 

 

 

 

 

 

 

 

 

 

ADDENDUM TO 

 

Resolution Family, L.P. 

3912 Resolution Avenue 

Ashtabula Township, Ashtabula County, Ohio 

Perm. Parcel No.: 03-013-00-037-04 

 

 



PARID: 030130003704 JUR: 04
NBHD: 8390C ROLL: RP
RESOLUTION FAMILY L.P 3912 RESOLUTION AVE

Parcel

Address 3912 RESOLUTION AVE
Unit  
Class C - COMMERCIAL
Land Use Code 403 - 403
Tax Roll RP_OH
Acres 5.0001
Political Subdivsion  
Taxing District 03
District Name ASHTABULA TWP-BUCKEYE LSD
Gross Tax Rate 87.87
Effective Tax Rate 77.57966
Neighborhood 8390C

Owner

Owner RESOLUTION FAMILY L.P
   
Notes  
   

Tax Mailing Name and Address

Mailing Name 1 RESOLUTION FAMILY LP
Mailing Name 2  
Address 1 330 W SPRING STREET, SUITE 430
Address 2  
Address 3 DUBLIN OH 43215
Mortgage Company  
Mortgage Company  
Tax Year 2023

Legal

Legal Desc 1 LOT 11 AND 12 SEC 2
Legal Desc 2  
Legal Desc 3  
Notes  
Survey  

Taxes Due (Tax Year 2023)

Tax Roll Delq Taxes 1ST Taxes 2ND Taxes Total
RP_OH $0.00 $0.00 $44,033.16 $44,033.16

Homestead Credits

Homestead Exemption NO
2.5% Reduction NO

Appraised Value (100%)

Year 2023
Appraised Land $116,000
Appraised Building $3,127,000
Appraised Total $3,243,000
CAUV $0
   

Assessed Value (35%)
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Assessed Land $40,600
Assessed Building $1,094,450
Assessed Total $1,135,050
CAUV $0

Value History

Year Land Building Total CAUV
2021 $37,500 $0 $37,500 $0
2022 $37,500 $0 $37,500 $0
2023 $116,000 $3,127,000 $3,243,000 $0

Land Summary

Line # Land Class Land Type Land Code Square Feet Acres Rate Market Land Value
1 - A-ACREAGE 1-PRIMARY SITE 217,804 5.0001 $116,000.00

Total: 217,804 5.0001 $116,000.00

Land

Line # 1
Land Type A-ACREAGE
Land Code 1-PRIMARY SITE
Square Feet 217,804
Acres 5.0001
Land Units  
Actual Frontage  
Effective Frontage  
   
Override Size 5
Actual Depth  
Table Rate 23,200.00
Override Rate  
Depth Factor 1
Influence Factor  
Influence Codes  
Nbhd Factor 1
Notes  
   
Value $116,000.00
Exemption Pct  
Homesite Value  
   

OBY

Card Line
# Code Desc Yr

Built
Width x
Length Area Units Grade Mod

Cds Condition Make Model Serial
No.

Title
No Value

1 1 CI1 ASPHALT OR BLACKTOP
PAVING

2022 1 X##### 47,000 # C AVERAGE 47,000

Commercial

Card 1
Building Number 1
Year Built 2022
Effective Year Built  
Structure Code/Description 212 APARTMENTS COMPLEX
   
Improvment Name RESOLUTION APTS
Class -
Grade C
Sq.Ft. 49,990
   
Base RCN $3,242,050 37



  1 of 11  

  1 of 4  

Percent Good 95%
Percent Complete %
Total RCNLD $3,079,950
Building Factor 1
Cost Value $3,079,950
   
Units 51
# Identical #
Notes  
   
Other Improvements  
Other Imp Value  

Other Feature Details

Card 1
Int/Ext Line 1
Code EE1
Area  
Measurement 1 4
Measurement 2 9
Identical Units 1
RCN $1,440

Summary of Interior/Exterior Data

Card Line Number Section From Floor To Floor Area
1 1 01 01 03 13,818
1 2 02 01 02 2,085
1 3 03 01 02 2,157
1 4 04 01 01 52

Interior/Exterior Details

Card 1
Line Number 1
Section 01
From Floor 01
To Floor 03
Area 13,818
Use Group 011
Class  
Physical Condition 3
Construction 1-1
Wall Height 9
Interior Wall 2-2
MS Class  
MS Quality Type  
MS Heat Description -
Air 1-1
Plumbing 2-2
Units  
Base RCN $2,660,400
Depreciation 95
Functional Depr.  
Economic Depr.  
Final Cost Value $2,527,380

Summary of All Other Features

Area Card Int / Ext
1 1
1 1
1 1
1 1
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  1 of 4  

0 1 1
1 2
1 2
1 3
1 3
1 3
1 4

Sales Summary

Date Price Trans# Validity Sale Type Instrument Book Page
30-JAN-2023 342 E-EXEMPT CONVEYANCE (SALE PRICE

OMITTED)
4-EASEMENT ONLY ET-TEMP EXEMPT

08-OCT-2021 4230 E-EXEMPT CONVEYANCE (SALE PRICE
OMITTED)

4-EASEMENT ONLY ET-TEMP EXEMPT

15-APR-2021 $170,000 1477 U-NOT VALIDATED 1-LAND ONLY GW-GENERAL WARRANTY
07-APR-2021 1355 R-RELATED INDIVIDUALS OR

CORPORATIONS
2-LAND AND BUILDING WD-WARRANTY DEED

Sales History

Sale Date 30-JAN-2023
Sale Price  
Contract Price  
Sale Type 4-EASEMENT ONLY
Deed Transfer # 342
Book / Page /
Source -
   
Seller RESOLUTION FAMILY L.P
   
   
Buyer RESOLUTION FAMILY L.P
   
   
Instrument Type ET-TEMP EXEMPT
Validity E-EXEMPT CONVEYANCE (SALE PRICE OMITTED)
State Code -
# of Parcels 1
Total Appraised $37,500
Note1  
Note2  
   
Sale Key 178122

NOTES

Comment
Number Code Comment Who Wen

1 OFC split from parcel 030130003700 5.001 out of 62.361 bal 57.3609 #1355 4/7/21 SLBUTCHER 04/07/2021 10:40 am
2 OFC EASEMENT TO CLEVELAND ELECTRIC ILLUMINATING CO CONV#4230 10/8/2021 KLBURDICK 10/19/2021 09:34 am
3 OFC 60 FT INGRESS/EGRESS EASEMENT WHICH ALSO INCLUDED A 12FT UTILITY

EASEMENT WAS
DLMOHNEY 08/18/2022 01:13 pm

4 OFC STAMPED NO TRANSFER NECESSARY IN OUR OFFICE DLMOHNEY 08/18/2022 01:13 pm
5 OFC BUT WAS RECORDED IN VOL 736 PG 1225 ON APR 15TH 2021 IN THE

RECORDERS OFFICE.
DLMOHNEY 08/18/2022 01:13 pm

6 FLD NEW 51-UNIT APT BLD<50% 1-1-22 (100%NOW FOR 1-1-23). 17 1-BED/1-BATH @
$686/MO.,

MMCARMACK 09/21/2022 10:08 am

7 FLD 26 2-BED/1-BATH @$785/MO., 8 3-BED/2-BATH @ $900/MO. RECK'23 TO ADD 100%
VALUE

MMCARMACK 09/21/2022 10:08 am

8 FLD AND PAVING AND ADJ.LAND VALUE. MMCARMACK 09/21/2022 10:08 am
9 OFC EASEMENT TO CLEVELAND ELECTRIC ILLUMINATING COMPANY CONV#343

1/30/2023
DLMOHNEY 01/30/2023 01:21 pm

10 FLD 51 UNIT APT BLDG 100% 1-1-23. MMCARMACK 09/25/2023 03:58 pm
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11 BOR 20240326 BOR 2023-0233 TFRABLE 03/29/2024 01:21 pm

Permits

Permit Number Permit Date Amount SQFT Purpose Open/Closed Rough In Date Final Inspection Date
C202001167 28-DEC-2021 $5,340,000.00 COM BLDG C

Permit Number C202001167
Permit Date 28-DEC-2021
Amount $5,340,000.00
SQFT  
Purpose COM BLDG
Open/Closed C
Rough In Date  
Final Inspection Date  
Hansen Project Name  
Notes  
   
   

Current Full Year Charges

Original Charge $99,736.94
Reduction -$11,680.12

Adjusted Charge $88,056.82
Non-Business Credit $.00

Homestead Exemption $.00
Owner Occupancy Credit $.00

Total Full Year Real Estate Only $88,056.82
Special Assessment $9.50

CAUV $.00
Total Full Year Current Charges $88,066.32

1st Half Current Charges (includes adjustments)

Original Charge $49,868.47
Reduction -$5,840.06

Adjusted Charge $44,028.41
Non-Business Credit $.00

Homestead Exemption $.00
Owner Occupancy Credit $.00

Penalty $.00
Total 1st Half Real Estate Only $44,028.41

Special Assessment $4.75
CAUV $.00

Total 1st Half Current Charges $44,033.16

2nd Half Current Charges (includes adjustments)

Original Charge $49,868.47
Reduction -$5,840.06

Adjusted Charge $44,028.41
Non-Business Credit $.00

Homestead Exemption $.00
Owner Occupancy Credit $.00

Penalty $.00
Total 2nd Half Real Estate Only $44,028.41

Special Assessment $4.75
CAUV $.00

Total 2nd Half Current Charges $44,033.16

Delinquent Charges
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Real Estate Delq. $.00
Interest $.00

Total Delinquent Real Estate $.00
Special Assessment Delq. $.00

Interest $.00
Total Delinquent Special Assessment $.00

   
Total Current Delinquent $.00

Tax Details

Type Action Project # Date Delinquent 1st Half 2nd Half
ORG DUP 21-DEC-23 0.00 49,868.47 49,868.47
RED DUP 21-DEC-23 0.00 -5,840.06 -5,840.06
SAC DUP 19005 21-DEC-23 0.00 2.25 2.25
SAC DUP 19006 21-DEC-23 0.00 2.50 2.50
CHG PAY 09-FEB-24 0.00 -44,028.41 0.00
SAC PAY 19006 09-FEB-24 0.00 -2.50 0.00
SAC PAY 19005 09-FEB-24 0.00 -2.25 0.00

Total: 0.00 0.00 44,033.16

Payment History

Roll Tax Year Effective Date Business Date Amount
RP_OH 2023 09-FEB-24 09-FEB-24 $44,033.16
RP_OH 2022 22-FEB-23 22-FEB-23 $1,013.56
RP_OH 2021 20-JUL-22 20-JUL-22 $509.83
RP_OH 2021 07-FEB-22 07-FEB-22 $509.83

Special Assessment Charges

Year Project Date Desc Charge Fee Total
2023 19005 13-DEC-23 9-1-1 EMERGENCY TELEPHONE $4.50 $.00 $4.50
2023 19006 13-DEC-23 COUNTYWIDE RECYCLING PROGRAM $5.00 $.00 $5.00

Total: $9.50 $.00 $9.50

Special Assessment Payoff Details

Year Project Desc Cycle Taxes Fee Penalty/Interest Paid Total
2023 19005 9-1-1 EMERGENCY TELEPHONE 1 $2.25 $.00 $0.00 -$2.25 $0.00
2023 19005 9-1-1 EMERGENCY TELEPHONE 2 $2.25 $.00 $0.00 $0.00 $2.25
2023 19006 COUNTYWIDE RECYCLING PROGRAM 1 $2.50 $.00 $0.00 -$2.50 $0.00
2023 19006 COUNTYWIDE RECYCLING PROGRAM 2 $2.50 $.00 $0.00 $0.00 $2.50

Total: $9.50 $.00 $0.00 -$4.75 $4.75

Special Assessment Payoff Totals

Project Desc Taxes Fee Penalty/Interest Paid Total
19005 9-1-1 EMERGENCY TELEPHONE $4.50 $.00 $0.00 -$2.25 $2.25
19006 COUNTYWIDE RECYCLING PROGRAM $5.00 $.00 $0.00 -$2.50 $2.50

Total: $9.50 $.00 $0.00 -$4.75 $4.75

Special Assessment Project Details

Project Project Name Year
Beg

Year
End

Calc
Code

Project
Type Bond Date Int

Months
Int
Rate

Ord
Code

Unit
Type Notes

19005 9-1-1 EMERGENCY TELEPHONE 1991 2999 3 90 01-JAN-1991 101
19006 COUNTYWIDE RECYCLING

PROGRAM
2017 2999 3 90

Yearly Project Details
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Tax Year Project Project Name Base Factor Interest Rate Notes
2021 19005 9-1-1 EMERGENCY TELEPHONE
2022 19005 9-1-1 EMERGENCY TELEPHONE
2023 19005 9-1-1 EMERGENCY TELEPHONE
2021 19006 COUNTYWIDE RECYCLING PROGRAM
2022 19006 COUNTYWIDE RECYCLING PROGRAM
2023 19006 COUNTYWIDE RECYCLING PROGRAM

Item    Area

PORCH, OPEN - PR1:PORCH, OPEN    54

APT - 011:APTS (4-18 UNITS)    13818

ASPH PAVE - CI1:ASPHALT OR BLACKTOP PAVING    47000

SPRKLR WET - SS1:SPRINKLER SYS WET    52

EL PASS ELEV - EL2:ELEVATOR ELECTRIC PASNGR    375000

ENCLSD ENTRY - EE1:ENCLOSED ENTRY    64

APT - 011:APTS (4-18 UNITS)    2085

PORCH, OPEN - PR1:PORCH, OPEN    56

APT - 011:APTS (4-18 UNITS)    2157

PORCH, OPEN - PR1:PORCH, OPEN    36

APT - 011:APTS (4-18 UNITS)    52

PORCH, OPEN - PR1:PORCH, OPEN    258
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ENCLSD ENTRY - EE1:ENCLOSED ENTRY    36

SPRKLR WET - SS1:SPRINKLER SYS WET    13818

SPRKLR WET - SS1:SPRINKLER SYS WET    2085

SPRKLR WET - SS1:SPRINKLER SYS WET    2157
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Ohio Housing Finance Agency
Average Vacancy Rate

As of December 31, 2022

FILTERS

Region (All)

Building Type (Multiple Items)

Population (All)

Type of Financing (All)

Project County (Multiple Items)

Number of Developments AVERAGE VACANCY RATE

14 2.70%

*Project Counties Included: ASHTABULA, Geauga, Lake, Trumbull

This form will calculate the vacancy rate filtered by 
the appropriate conditions.

It is based on the number of units reported vacant at 
the end of  December 2022. This information  was 
reported by owners and property managers and was 
collected in the 2022 Annual Operating Survey.

This data reflects developments over ten units that 
received a Housing Tax Credit award between 2006 
and 2019.
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Ohio Housing Finance Agency
   2023 Average Operating Expenses

FILTERS

Region (All)

Building Type (Multiple Items)

Population (All)

Type of Financing (All)

Project County (Multiple Items)

TOTAL DEVELOPMENTS THAT FIT THESE CONDITIONS 11

AVERAGE PER UNIT PER YEAR

ADMINISTRATIVE 1,982$                               

UTILITIES 1,075$                               

OPERATING/MAINTANENCE 1,901$                               

TAXES/INSURANCE 1,410$                               

OTHER FINANCIAL EXPENSES 1,076$                               

TOTAL OPERATING COSTS 7,443$                               

*Project Counties Included: ASHTABULA, Geauga, Lake, Trumbull

This form will calculate the operating expenses per unit per year 
filtered by the appropriate conditions.

It is based on data from owners and property managers that was 
collected in the 2023 Annual Operating Survey.

This data reflects developments over ten units that received a 
Housing Tax Credit award between 2007 and 2020.
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Market Commentary 
 
RealtyRates.com Investor Survey Reports Minor Cap Rate Index Decreases Office, Self Storage, 
Modest Increases For All Other Property Types During 3rd Quarter 2023 
 
Consistent with a 60 basis point increase in Treasury rates to which most commercial mortgage interest rates are 
indexed, together with a six basis point decrease in equity dividend rates, the RealtyRates.comTM Investor Survey 
Weighted Composite (Cap Rate) IndexTM increased 13 basis points from 9.67 to 9.79 percent during the 3rd Quarter 
of 2023. 
 
The greatest, albeit modest, quarter-over-quarter cap rate index increase during the 3rd Quarter was recorded by the 
Special Purpose sector, up 25 basis points, followed by the Health Care and Restaurant sectors, both up 23 basis 
points. 
 
Meanwhile, Office and Self Storage were the only sectors to report minor quarter-over-quarter cap rate index 
decreases, 10 and eight basis points respectively, during the 3rd Quarter. 
  
Mortgage lending standards tightened on weaker demand and higher risk for all commercial real estate loan 
categories during the 3rd Quarter. Meanwhile, although spreads were down three basis points overall, average 
permanent mortgage rates were up a full 67 basis points.  
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APPRAISER QUALIFICATIONS OF
RICHARD G. RACEK, JR., MAI

BUSINESS ADDRESS: 6200 SOM Center Road, Suite D25, Solon, Ohio 44139

EDUCATION: Graduate, Ohio State University, Class of 1996
B.S. in Business Administration With a Major
in Real Estate and Urban Analysis

FIELD OF STUDY: Real Estate Appraising, Real Estate Law, Real Estate Financing, City and Regional
Planning, and Architecture
Appraisal Institute Courses:
Appraisal Principles 110 General Applications 320
Appraisal Procedures 120 Standards of Prof. Prac. Part A
Basic Income Capitalization 310 Standards of Prof. Prac. Part B
Advanced Income Capitalization 510
Highest & Best Use and Market Analysis 520
Advanced Sales Comparison & Cost Approaches 530
Report Writing and Valuation Analysis 540
Advanced Applications 550

EXPERIENCE:
September 2012 - Present Partner

Racek & Associates, LLC
Solon, Ohio

1996-2012 Real Estate Appraiser
Calabrese, Racek and Markos, Inc.
Cleveland, Ohio

June 1989 - 1996 Real Estate/Intern 
Calabrese, Racek and Markos, Inc.
Cleveland, Ohio

SCOPE OF APPRAISAL
EXPERIENCE: Comprehensive background in commercial, industrial, residential and multi-family

real estate appraisal. Including: various new and proposed commercial and industrial
properties in Greater Cleveland and throughout the State of Ohio, including but not
limited to offices, strip shopping centers, apartments, heavy industrial complexes,
multiple occupancy light industrial complexes, vacant land, residential, restaurants,
auto dealerships and special use properties. Expert testimony has been performed at
numerous Boards of Revision, the Ohio Board of Tax Appeals and Common Pleas
Court. This work has been completed at the request of various commercial banks,
major insurance companies, government agencies, many commercial and industrial
corporations, attorneys and private individuals.

STATE LICENSE/
CERTIFICATES: Licensed real estate sales person, State of Ohio

Certified General Real Estate Appraiser, State of Ohio 
Certificate #428964

MEMBERSHIPS: MAI - Appraisal Institute
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You or a representative must appear at this hearing or the case will be dismissed.

If you have any questions, please call (440) 576-1484.

          Ashtabula County Board of Revision

  ASHTABULA COUNTY

  25 W Jefferson Street

  Jefferson OH 44047-1092

(440) 576-1484 Fax:  (440) 576-3446

  BOARD OF REVISION HEARING NOTICE TO
ASHTABULA COUNTY PROPERTY OWNER OR HIS/HER AGENT

B.O.R. CASE NUMBER:  2023-0233 June 11 2024

RESOLUTION FAMILY LP

C/O TIMOTHY A. PIRTLE, ESQ.

2929 KENNY RD, SUITE 280

COLUMBUS OH 43221

The Board, in accordance with Ohio Revised Code 5715.19, has scheduled a hearing on:

July 10, 2024  at  1:30 PM

at the Ashtabula County Courthouse, 2nd floor, Room 205, in connection with B.O.R. case 
number: 2023-0233 filed for tax year 2023 by RESOLUTION FAMILY LP and described as 
follows:

Parcel ID(s):

1) 03-013-00-037-04 located at 3912 RESOLUTION AVE, the market value is $3,243,000.
The market value sought is $1,880,000.







TIMOTHY A. PIRTLE 

ATTORNEY AT LAW 

----------------------- 
2929 KENNY ROAD, SUITE 280 

COLUMBUS, OHIO 43221 

614 340-7323 / 340-7324 FAX 

timpirtle@aol.com 
ALSO ADMITTED IN FLORIDA AND ARIZONA 

 

 

 July 22, 2024 

 

 

 

Ashtabula County Board of Revision 

By email:  trfrable@ashtabulacounty.us 

 

Re: Resolution Family LP 

Case No.  2023-0233 

 

 

Dear Ashtabula County Board of Revision: 

 

 Regarding Resolution Family LP, case No. 2023-0233, the subject property is a 51-

unit apartment building operated as a Low-Income Housing Tax Credit project.  The 

appraiser discussed the methodology he used and the court cases he relied upon in his 

cover letter to the appraisal, and at pages 14, 17, 25, 27 and 31. 

 

 At the July 10 hearing, the appraiser first presented his valuation based upon the 

law in effect on January 1, 2023, the tax lien date.  Then starting at page 31 of his report, 

he discussed the law signed on July 3, 2023 indicating this will change the valuation 

methodology.  Since the January 1, 2024 tax lien date is subsequent to the law change the 

value calculated under the new method should be adopted for January 1, 2024.  The 

appraiser discusses the new law through page 32 of his report and at page 33 calculates 

value under the new methodology. 

 

 There was a brief discussion of the law change during the hearing.  Resolution 

Family LP submits that the value calculated on page 33 of the report under the law in 

effect after July 3, 2023, $1,440,000, should be accepted as value for the January 1, 2024 

tax lien date and subsequently.  Resolution Family LP understands the law change does 

not impact the appraiser’s valuation for January 1, 2023, $2,115,000.  

 



 If there are any questions or you would like to discuss this issue please contact me. 

 

 Thank you for your consideration in this matter. 

 

     Sincerely, 

 

     /s/ Tim Pirtle 

 

     Timothy A. Pirtle 
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