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September 2, 2025 

 

 

 

Ms. Michelle Lovely 

The Dayton Foundation 

1401 S. Main St., Suite 100 

Dayton, Ohio 45409 

 

 

Re: 47-49 E. Center St. 

Farmersville, Ohio 45325  

Montgomery County 

 

Dear Ms. Lovely, 

 

At your request, we have prepared an appraisal for the above referenced property. The purpose of 

this appraisal is to provide an opinion of the Fair Market Value (FMV) of the subject property fee 

simple estate. The intended use of this appraisal is for an Internal Revenue Service (IRS) Form 

8283 Noncash Charitable  Contributions filing purposes. This appraisal was prepared for income 

tax purposes. The expected date of contribution will be within 60 days of the effective date of this 

appraisal. The intended user of this report is The Dayton Foundation Taxpayer Identification 

Number (TIN) 31-6027287. Use of this report by others is not intended by the appraiser(s).   

 

  Fair Market Value (FMV) is defined as follows: 

 

FMV is the price that property would sell for on the open market. It is the price that would be 

agreed on between a willing buyer and a willing seller, with neither being required to act, and 

both having reasonable knowledge of the relevant facts. In addition to this general rule, there are 

special rules used to value certain types of property such as remainder interests, annuities, 

interests for life or for a term of years, and reversions. 

 

Source: Internal Revenue Service, Publication 561, Determining the Value of Donated Property, 

Revised: December 2024   

 

Fee simple estate: 

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

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

 

Leased fee interest: 

An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease 

to others. The rights of the lessor (the leased fee owner) and the lessee are specified by contract 

terms contained within the lease. 
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Qualified Appraisal 

A qualified appraisal is an appraisal document that meets the following requirements. 

• Is made, signed, and dated by a qualified appraiser (defined later) in accordance with the 

substance and principles of the Uniform Standards of Professional Appraisal Practice. 

• Meets the relevant requirements of Regulations section 1.170A-17(a). 

• Is signed by the qualified appraiser and dated no earlier than 60 days before the date of 

the contribution and no later than the due date, including extensions, of the return on 

which the deduction for the contribution is first claimed. For an appraisal report dated 

before the date of the contribution, the valuation effective date must be no earlier than 60 

days before the date of the contribution and no later than the date of the contribution. For 

an appraisal report dated on or after the date of the contribution, the valuation effective 

date must be the date of the contribution. 

• Does not involve a prohibited appraisal fee. 

 

Qualified Appraiser  

A qualified appraiser is an individual with verifiable education and experience in valuing the 

type of property for which the appraisal is performed. 

1. The individual: 

a. Has earned an appraisal designation from a generally recognized professional 

appraiser organization, for the type of property being valued; or 

b. Has met certain minimum education requirements and 2 or more years of 

experience in valuing the type of property being valued. To meet the minimum 

education requirement, the individual must have successfully completed 

professional or college-level coursework obtained from: 

i. A professional or college-level educational organization, 

ii. A professional trade or appraiser organization that regularly offers 

educational programs in valuing the type of property, or 

iii. An employer as part of an employee apprenticeship or education program 

similar to professional or college-level courses. 

2. The individual regularly prepares appraisals for which they are paid. 

3. The individual is not an excluded individual (defined later). 

In addition, the appraiser must make a declaration in the appraisal that, because of their 

background, experience, education, and membership in professional associations, they are 

qualified to make appraisals of the type of property being valued. The appraiser must complete 

the Declaration of Appraiser section on Form 8283, Section B. More than one appraiser may 

appraise the property, provided that each complies with the requirements, including signing the 

qualified appraisal and the Declaration of Appraiser section on Form 8283, Section B. 

 

* Regulations section 1.170A-17(a) included in addendum 

 

  

https://www.irs.gov/publications/p561#en_US_202501_publink1000258037
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This is an Appraisal Report as defined by Uniform Standards of Professional Appraisal Practice 

under Standards Rule 2-2(a).   

 

We certify that we have no present or contemplated future interest in the property beyond this 

estimate of value. Your attention is directed to the Limiting Conditions and Assumptions. 

Acceptance of this report constitutes an agreement with these conditions and assumptions. 

 

This appraisal is subject to the following Extraordinary Assumption: 

 

 None 

 

This appraisal is subject to the following Hypothetical Condition: 

 

 None 

 

In our opinion, the retrospective value of the subject property was as follows:  

 

As of August 7, 2025 “As Is”  Premise, Fee Simple Estate Value Conclusion——— $340,000 

 

(THREE HUNDRED FORTY THOUSAND DOLLARS) 

 

Further, we estimate the marketing time and exposure time necessary for the subject to have 

achieved this value to be 12 months. 

 

Respectfully submitted, 

 

 

 

 

 Jason M. Adams, Ohio -2005007832 

Certified General Appraiser 

Adams Real Estate Advisers, LLC 

Taxpayer Identification Number  

(TIN) 83-4629394 

P.O. Box 2 

Dayton, OH 45409 

(937) 623-3199 

Jason@AREA-Experts.com 

 

 

  

mailto:Jason@AREA-Experts.com
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Summary of Important Facts and Conclusions 
GENERAL 

 

Subject: 47-49 E. Center St. 

Farmersville, Ohio 45325  

Montgomery County 

 

Owner: 

 

Gallaher Properties I, LLC 

 

Legal: See Deed in Addendum for full legal description 
 

 

Tax Identification: 

 

F23 00106 0017 

 

Date of Report: 

 

Date of Inspection: 

 

 

September 2, 2025 

 

August 7, 2025 

Date of Value: August 7, 2025 

 

Property Rights Appraised: Fee Simple 

 

Intended Use: The intended use of this appraisal is for an Internal Revenue 

Service (IRS) Form 8283 Noncash Charitable Contributions 

filing purposes. 

 

Intended User(s): The intended user of this report is The Dayton Foundation 

Taxpayer Identification Number (TIN) 31-6027287. Use of 

this report by others is not intended by the appraiser(s). This 

report was prepared for the sole benefit of The Dayton 

Foundation and should not be relied upon by any other 

entity. 

 

Appraisal Purpose:  The purpose of this appraisal is to provide an opinion of the 

Fair Market Value (FMV) of the subject property fee simple 

estate. 

 

Assessed Value: 

 

 

Annual R. E. Taxes: 

Special Assessments: 

 

R. E Tax     Comments:  

 

$67,640 at 35% 

Implied Market Value: $193,240 

 

$4,796.22 

$85.92 

 

Based on this analysis, the county auditor’s and appraised 

value is below market.  Based on the current tax rate and 

the value derived in the sales comparison approach in this 

appraisal, stabilized real property taxes would total 

approximately $8,500 annually rounded.  
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PROPERTY 

Land Area: 

 

Land-to-Building Ratio: 

 

Total: 0.2657 Acres 

 

1.81:1  

Improvements: Building Type: Multi-tenant retail/office 

Year Built: 1900 & 1960 

Stories: One w/loft 

Condition: Average 

First Floor Area: 5,720 SF 

Second Floor Area: 660 SF 

Gross Building Area: 6,380 SF 

Basement: None/slab 

 

Zoning Classification: 

 

Zoning Authority: 

 

Current Use: 

 

 

Conformance: 

The subject site is zoned RB-1, Residential/Business District    

 

Village of Farmersville Zoning Department  

  

The subject is currently being used as a multi-tenant 

office/retail building  

 

The current café use in the 47 E. Center Street section would 

require a determination by the Zoning Board that this use is 

of the same general character as the permitted use list found 

in the addendum of this report.  The vacant medical office 

appears to conform with current zoning.  

 

Highest and Best Use  

As Vacant: 

The highest and best use of the subject, as vacant, is to hold 

the property in speculation until such time that it could be 

preleased or built on a build-to-suit basis for office/service 

use.  An office/service use is permitted by current zoning 

guidelines and based on market trends and surrounding 

neighborhood properties and office use is the most likely 

future use. 

 

Highest and Best Use 

As Improved: 

The highest and best use of the subject is as improved is the 

current use. The remaining economic life of the 

improvements allows for satisfactory investment. The 

income-generating capabilities of the subject are further 

evidence of the market demand for this use. Razing the 

improvements and redeveloping the site would not be 

financially feasible at this time. 
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VALUE INDICATIONS 

Cost Approach: N/A 

Sales Comparison Approach: $340,000 

Income Approach: $340,000 

Reconciled Value 

Conclusions: 

 

 

 

 

Premise: “As Is” as of August 7, 2025 

Estate: Fee Simple 

Value Conclusion: $340,000 
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Appraisal Scope 
According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s 

responsibility to determine the appropriate scope of work. USPAP defines the scope of work as:  
 

The amount and type of information researched, and the analysis applied in an assignment. 

Scope of work includes, but is not limited to, the following: 
  

• the degree to which the property is inspected or identified; 

• the extent of research into physical or economic factors that could affect the property; 

• the extent of data research; and 

• the type and extent of analysis applied to arrive at opinions or conclusions. 
 

SCOPE OF WORK 

Report Type: This is an Appraisal Report as defined by Uniform Standards of 

Professional Appraisal Practice under Standards Rule 2-2 (a).   
 

Inspection: Jason M. Adams, Certified General Appraiser, made an interior 

and exterior observation of the subject property to note 

characteristics relevant to its valuation. Ian Adams provided 

professional assistance in the development of this appraisal 

analysis and report. We have investigated available market data 

for use in the sales comparison and income capitalization 

approaches to value. Information from the on-site observation 

as well as the client, owner, CoStar, CREXI, LoopNet, 

Catylist/Moody’s and county records information were used in 

this analysis. 

 
 

Highest and Best Use Analysis: A complete analysis of highest and best use, both as vacant and 

as improved, was made. The conclusions developed within this 

report are based upon the highest and best use conclusions.  
 

Market Area and Analysis of 

Market Conditions: 

A complete analysis of market conditions was made. As of the 

effective date of value the market and market condition are 

considered supportive of the property’s highest and best use.   

Valuation Analyses  

Cost Approach: The Cost Approach is not applicable due to the age of the 

subject property and the difficulty in accurately estimating 

accrued depreciation from all sources. The elimination of this 

analysis does not prohibit producing credible assignment 

results. 
 

Sales Comparison Approach: The direct sales comparison approach was developed utilizing 

reliable units of comparison. 
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Income Approach: The Income Direct Capitalization Approach was developed 

utilizing market rates and terms supported by current actual 

income and expenses (actual historical expenses utilized to 

project some expenses) to develop the fee simple value opinion. 

The income capitalization approach is considered the most 

applicable approach to value where income producing 

properties like the subject are concerned. The most likely 

potential buyer of a property like the subject would be a local or 

regional investor purchasing the property for its potential 

cashflow/income generating capability.  

 
 

Extraordinary Assumptions: None 

 

 

Hypothetical Conditions: 

 

None 

 

 
 

Sale History 

The subject property has not sold in the last 36 months per county records.  

 

Listing History 
The subject property has not been listed for sale on the open market in the last 12 months to the 

appraiser’s knowledge.  A portion of the subject property is currently offered for lease.  

Anjanette Frye (937) 609-4281 with RCF Properties has the office portion of the property at 49 

E. Center Street offered for lease for $15.00 per square foot NNN.  The subject has been listed 

for this amount since approximately March of 2022.  The asking rate is significantly above the 

market lease rate, which would explain why the property has remained on the market and vacant 

for over three years. 

 

Contract History. 
The appraiser is not aware of any current contract to purchase the subject property.   
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Limiting Conditions and Assumptions 
Acceptance of and/or use of this report constitutes acceptance of the following limiting conditions 

and assumptions; these can only be modified by written documents executed by both parties. 

 

This appraisal is to be used only for the purpose stated herein. While distribution of this appraisal 

in its entirety is at the discretion of the client, individual sections shall not be distributed; this report 

is intended to be used in whole and not in part. 

 

No part of this appraisal, its value estimates or the identity of the firm or the appraiser(s) may be 

communicated to the public through advertising, public relations, media sales, or other media. 

 

All files, work papers and documents developed in connection with this assignment are the 

property of Area Experts, LLC/Adams Real Estate Advisers, LLC. Information, estimates and 

opinions are verified where possible but cannot be guaranteed. Plans provided are intended to 

assist the client in visualizing the property; no other use of these plans is intended or permitted. 

 

No hidden or unapparent conditions of the property, subsoil or structure, which would make the 

property more or less valuable, were discovered by the appraiser(s) or made known to the 

appraiser(s). No responsibility is assumed for such conditions or engineering necessary to discover 

them. Unless otherwise stated, this appraisal assumes there is no existence of hazardous materials 

or conditions, in any form, on or near the subject property. 

 

Unless stated herein, the property is assumed to be outside of areas where flood hazard insurance 

is mandatory. Maps used by public and private agencies to determine these areas are limited with 

respect to accuracy. Due diligence has been exercised in interpreting these maps, but no 

responsibility is assumed for misinterpretation. 

 

Good title, free of liens, encumbrances and special assessments is assumed. No responsibility is 

assumed for matters of a legal nature.  

 

Necessary licenses, permits, consents, legislative or administrative authority from any local, state 

or Federal government or private entity are assumed to be in place or reasonably obtainable. 

 

It is assumed there are no zoning violations, encroachments, easements or other restrictions which 

would affect the subject property, unless otherwise stated. 

 

The appraiser(s) are not required to give testimony in Court in connection with this appraisal.  If 

the appraisers are subpoenaed pursuant to a court order, the client agrees to pay the appraiser(s) 

our regular per diem rate plus expenses. 

 

Appraisals are based on the data available at the time the assignment is completed.  

Amendments/modifications to appraisals based on new information made available after the 

appraisal was completed will be made, as soon as reasonably possible, for an additional fee. 
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It is expressly agreed that in any action which may be brought against AREA Experts, LLC/Adams 

Real Estate Advisers, LLC arising out of, relating to, or in any way pertaining to this assignment, 

AREA Experts, LLC/Adams Real Estate Advisers, LLC shall not be responsible or liable for any 

incidental or consequential damages or losses, unless the appraisal was fraudulent or prepared with 

intentional misconduct. It is further expressly agreed that the collective liability of AREA Experts, 

LLC/Adams Real Estate Advisers, LLC in any such action shall not exceed the fees paid for the 

preparation of the assignment. It is expressly agreed that the fees charged herein are reliant on the 

foregoing limitations of liability. 

 

Ownership of Intellectual Property and/or Data 

AREA Experts, LLC/Adams Real Estate Advisers, LLC expressly retains all right, title, and 

interest in all patents, trademarks, trade names, trade secrets, software, data, conclusions, 

opinions, valuations, or other information included in, arising out of, or in any way related to this 

appraisal or the provision of appraisal services to the named client and/or Intended User. The 

report and information supplied by the staff and/or agents of AREA Experts, LLC/Adams Real 

Estate Advisers, LLC is a culmination of intellectual education, professional experience, 

personal investigation, and know-how, which shall at all times remain the property of AREA 

Experts, LLC/Adams Real Estate Advisers, LLC. No person shall be entitled to break down, strip 

out, mine, or disseminate any component or part of this report, including, but not limited to, any 

conclusions, valuations, opinions, or other data compilations herein. Notwithstanding, the 

Intended User as defined above may use this appraisal report and the contents herein for the 

limited purpose and use identified above. 
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Market Area Analysis 

An analysis of population, employment, and income trends for Montgomery County and the State 

of Ohio is performed using data provided by Data USA. 

Population 
In 2023, Montgomery County, OH had a population of 536k people with a median age of 38.8 

and a median household income of $64,403. Between 2022 and 2023 the population of 

Montgomery County, OH declined from 536,121 to 535,528, a −0.111% decrease and its median 

household income grew from $61,942 to $64,403, a 3.97% increase.  

Housing and Living 

The median property value in Montgomery County, OH was $167,400 in 2023, which is 0.552 

times smaller than the national average of $303,400. Between 2022 and 2023 the median property 

value increased from $154,300 to $167,400, a 8.49% increase. The homeownership rate in 

Montgomery County, OH is 62.3%, which is lower than the national average of 65%. People in 

Montgomery County, OH have an average commute time of 22 minutes, and they drove alone to 

work. Car ownership in Montgomery County, OH is approximately the same as the national 

average, with an average of 2 cars per household. Median household income in Montgomery 

County, OH is $64,403. In 2023, the tract with the highest Median Household Income in 

Montgomery County, OH was Census Tract 101, Montgomery County, OH with a value of 

$189,615, followed by Census Tract 403.05, Montgomery County, OH and Census Tract 401.02, 

Montgomery County, OH, with respective values of $187,083 and $150,795. In 2024, 13.7% of 

the population was living with severe housing problems in Montgomery County, OH. From 2014 

to 2024, the indicator declined 2.68%. 

The following chart displays owner-occupied housing units distributed between a series of 

property tax buckets compared to the national averages for each bucket. In Montgomery County, 

OH the largest share of households pay taxes in the $3k+ range. 
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The following map shows all of the tracts in Montgomery County, OH colored by their Median 

Household Income (Total).  

  

 

In 2023, the median household income of the 230k households in Montgomery County, OH grew 

to $64,403 from the previous year's value of $61,942. 

The following chart displays the households in Montgomery County, OH distributed between a 

series of income buckets compared to the national averages for each bucket. The largest share of 

households have an income in the $75k - $100k range. 
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Economy 

The economy of Montgomery County, OH employs 252k people. In 2023, the largest industries 

in Montgomery County, OH were Health Care & Social Assistance (43,306 people), 

Manufacturing (33,537 people), and Retail Trade (26,340 people), and the highest paying 

industries were Management of Companies & Enterprises ($86,313), Public Administration 

$83,005), and Professional, Scientific, & Technical Services ($70,298). 

Occupations 

From 2022 to 2023, employment in Montgomery County, OH declined at a rate of −0.0508%, 

from 252k employees to 252k employees. 

The most common job groups, by number of people living in Montgomery County, OH, are Office 

& Administrative Support Occupations (29,202 people), Management Occupations (25,695 

people), and Sales & Related Occupations (20,536 people). This chart illustrates the share 

breakdown of the primary jobs held by residents of Montgomery County, OH. 

. 

 

Industries 

The most common employment sectors for those who live in Montgomery County, OH, are 

Health Care & Social Assistance (43,306 people), Manufacturing (33,537 people), and Retail 

Trade (26,340 people). This chart shows the share breakdown of the primary industries for 

residents of Montgomery County, OH, though some of these residents may live in Montgomery 

County, OH and work somewhere else. Census data is tagged to a residential address, not a work 

address. 
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Location of Farmersville within Montgomery County 
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Retail 
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Office 
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Office 
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*Vacancy and analytics based on larger pool of peer/comparable properties from lager 

geographic area due to the relatively small number of more localized properties utilized for 

estimating market lease rates. 
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Area Map 
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Neighborhood Map  
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Parcel Maps 
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Zoning Map 
 
 
 

 
*Zoning RB-1 Residential/Business District 
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Property Description 
SITE 

 

Information Sources: Onsite Observation, County Records and property technician.   

 

Total Site Size: 0.2657 Acres  

 

Land to building Ratio: 1.81:1  

 

Corner Lot: 

 

The site is not a corner lot  

Visibility: Good 

 

Shape: Rectangular 

 

Road Frontage/Access: Good/Ingress E. Walnut St. & Egress E. Center St. 

  

Topography: Level 

 

Drainage: Appears adequate 

 

Soils: A soil report was not provided for review. We assume that the 

subject is not affected by any adverse soil conditions that would 

restrict it from being developed to its highest and best use.  

  

Site Improvements: 

 

Type: Asphalt parking & concrete sidewalks 

 

  

Site Utility: Adequate/Access is via alley to the west side of the property. 

Ingress to the rear parking is from E. Walnut Street and because 

there is a drive-through window on the west side of the building, 

which makes ingress from E. Center Street impossible.  Egress is 

to E. Center Street.  There is an asphalt parking lot behind the 

building.  Street parking is also available. 
 

Flood Zone: The subject is located in an area mapped by the Federal Emergency 

Management Agency (FEMA). The subject is not located in a 

special flood hazard zone.   

FEMA Map Number: 39113C0220E 

FEMA Map Date: January 6, 2005 

FEMA Zone Classification: X 

 

Easements: We are not aware of any easements, encumbrances, or restrictions 

that would adversely affect the use of the site other than typical 

utility easements.  If additional detail is desired a title search is 

recommended to determine whether any adverse conditions exist.  

We assume that there are no easements, encumbrances, or 
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restrictions that would restrict the property from being developed to 

its permitted highest and best use.  

 

Encroachments: An observation of the site revealed no apparent encroachments.  It 

is assumed that the property is free and clear of encroachments.  

 

Site Comments: We are not aware of any land use regulations other than zoning that 

would affect the property, nor are we aware of any moratoriums on 

development.  

 

IMPROVEMENTS 

Building Type: 

 

Number of Buildings: 

Multi-tenant retail/office  

 

One 

 

Building Stories: One w/loft 

 

Construction:  Brick over frame and concrete block 

 

Quality:  Average 

 

Year Built: 1900 & 1960 

 

Condition: Average 

 

Effective Age: 20 

 

Remaining Useful Life: 30 

 

Areas: 

 

 

 

 

 

 

 

 

Utilities: 

Building Type: Multi-tenant retail/office 

Year Built: 1900 & 1960 

Stories: One w/loft 

Condition: Average 

First Floor Area: 5,720 SF 

Second Floor Area: 660 SF 

Gross Building Area: 6,380 SF 

Basement: None/slab 

               

Electricity: Public 

Sewer: Public 

Water: Public 

Natural Gas: Public 

Typical of the neighborhood 
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FOUNDATION, FRAME, EXTERIOR 
 

Foundation: Concrete 

 

Basement: None/Slab 

 

Basement Use: N/A 

 

Frame: Wood frame and concrete block 

 

Exterior: Concrete block/Brick 

 

Roof/Cover: Built-up rubber membrane assumed 

 

Elevators: None 

 

Service Access/Doors: One front and one rear entrance for each unit. 

 

INTERIOR 
 

 

Interior Finish: 

 

 

 

The subject is a single story (plus loft in 47 unit) two tenant building 

that was constructed in two phases. 47 E. Center Street was built in 

1900 and 49 E. Center Street was built in 1960.  47 E. Center Street 

is currently occupied by a restaurant tenant, and 49 is a vacant 

medical office suite.  The restaurant at 47 consists of a small 

vestibule, small front dining area, service counter/prep area, drive-

through window service area, dining room, commercial kitchen, (2) 

three fixture restrooms, mechanical room and mechanical loft, 900 

SF warehouse space, and a second floor loft dining area.  Unit 49 

consists if a small vestibule, waiting room, reception area, open 

office area, seven+/- wet exam rooms (one with the sink removed 

and plumbing still exposed – a sink was also removed from the 

electrical/computer room at the rear of the building), work area/lab, 

two offices, (2) two fixture restrooms, and a storage room.  The 

building is considered to be in average overall condition.      

 

Ceilings & Ceiling  

Height: 

 

Acoustic tile & drywall ceilings Drywall (some wallpaper covered 

walls. 8’ to 12’ ceilings in finished areas, and 14’-16’ ceilings un 

unfinished warehouse area..  

 

Floor Cover: LVP 

 

Doors: Wood interior doors, wood & aluminum with fixed glass and steel 

exterior doors. 
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MECHANICAL SYSTEMS 
 

 

Heating: Multiple Gas Forced Air Units 

 

Cooling: Central cooling   

 

Hot Water: Gas tankless-on demand restaurant/Traditional gas WH office 

 

Electrical: Appears adequate 

 

Plumbing: Appears adequate – commercial kitchen and five restrooms.  

 

Sprinkler: None noted 

SITE IMPROVEMENTS 

Parking Type and 

Number of Spaces: 

Type: Asphalt unmarked  

Spaces: 15+/-  

Condition: Fair 

 

 

PROPERTY ANALYSIS 

Functional Utility: Average for intended use and age.  

 

Design & Appeal: Average for intended use and age.  

 

Occupancy: 

 

Tenant/Vacant 

Comments: The building improvements are considered in average overall 

condition.  There were several stained ceiling tiles noted in the rear 

section of 49 E. Center Street.  Per the property contact the roof 

has been inspected within the last year and there are no known roof 

problems.  The stained ceiling tiles are thought to be the result of 

condensation from the rooftop cooling units.  Additionally, there is 

peeling paint on the sides and rear concrete block walls of the 

building, and the asphalt parking lot was showing signs that it is in 

need of resurfacing.  These deferred maintenance items are typical 

of older buildings like the subject and will be considered in the 

approaches to value.   
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Aerial Map 

 

   
 

This aerial picture was not taken the day of the viewing and was provided by Google Maps. 
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Building Footprint 
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Subject Photographs 

 

 

 
Photo Taken August 7, 2025  Photo Taken August 7, 2025 
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Photo Taken August 7, 2025  View Across Street 
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Highest and Best Use 

Highest and best use may be defined as 

 

the reasonably probable and legal use of vacant land or improved property, which is physically 

possible, appropriately supported, financially feasible, and that results in the highest value.  

 

1. Permissible Use. What uses are permitted by zoning and other legal restrictions? 

 

2. Possible Use. To what use is the site physically adaptable? 

 

3. Feasible Use. Which possible and permissible use will produce any net return to the owner 

of the site? 

 

4. Maximally Productive.  Among the feasible uses which use will produce the highest net 

return, (i.e., the highest present worth)? 

Highest and Best Use As Vacant 

The highest and best use of the subject, as vacant, is to hold the property in speculation until such 

time that it could be preleased or built on a build-to-suit basis for office/service use.  An office/ 

service use is permitted by current zoning guidelines and based on market trends and surrounding 

neighborhood properties an office/service use is the most likely future use. 

  

Highest and Best Use As Improved 

The highest and best use of the subject is as improved is the current use. The remaining 

economic life of the improvements allows for satisfactory investment with modest positive 

cashflow. The income-generating capabilities of the subject are further evidence of the market 

demand for this use. Razing the improvements and redeveloping the site would not be 

financially feasible at this time. 

 

 

 

 

 

 

 

 

 

 

 

The Appraisal of Real Estate 14th Edition, Page 333, Appraisal Institute [1]  
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Valuation Methodology 
Three basic approaches may be used to arrive at an estimate of market value. They are: 

 

1. The Cost Approach 

2. The Income Approach 

3. The Sales Comparison Approach 

Cost Approach 

The Cost Approach is summarized as follows: 

 

Cost New 

- Depreciation 

+ Land Value 

= Value 

Income Approach 

The Income Approach converts the anticipated flow of future benefits (income) to a present value 

estimate through capitalization and or a discounting process. 

Sales Comparison Approach 

The Sales Comparison Approach compares sales of similar properties with the subject property. 

Each comparable sale is adjusted for its inferior or superior characteristics. The values derived 

from the adjusted comparable sales form a range of value for the subject. By process of correlation 

and analysis, a final indicated value is derived. 

Final Reconciliation 

The appraisal process concludes with the Final Reconciliation of the values derived from the 

approaches applied for a single estimate of market value. Different properties require different 

means of analysis and lend themselves to one approach over the others.  

 

In this appraisal: 

 

• The Cost Approach is not applicable due to the age of the subject property and the difficulty 

in accurately estimating accrued depreciation from all sources. The elimination of this 

analysis does not prohibit producing credible assignment results. 

 

• The direct sales comparison approach was developed utilizing reliable units of comparison. 

 

• The Income Capitalization Approach was developed utilizing market rates and terms 

supported by current actual income and expenses (actual historical expenses utilized to 

project some expenses) to develop the fee simple value opinion. The income capitalization 

approach is considered the most applicable approach to value where income producing 

properties like the subject are concerned. The most likely potential buyer of a property like 

the subject would be a local or regional investor purchasing the property for its potential 

cashflow/income generating capability.  
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Sales Comparison Approach 
The Sales Comparison Approach is based on the premise that a buyer would pay no more for a 

specific property than the cost of obtaining a property with the same quality, utility, and perceived 

benefits of ownership. It is based on the principles of supply and demand, balance, substitution 

and externalities. The following steps describe the applied process of the Sales Comparison 

Approach. 

 

• The market in which the subject property competes is investigated; comparable sales, 

contracts for sale and current offerings are reviewed. 

 

• The most pertinent data is further analyzed, and the quality of the transaction is determined. 

 

• The most meaningful unit of value for the subject property is determined. 

 

• Each comparable sale is analyzed and where appropriate, adjusted to equate with the 

subject property.  

 

• The value indication of each comparable sale is analyzed, and the data reconciled for a 

final indication of value via the Sales Comparison Approach. 

 

 

Comparable Sales 

There were limited comparable sales in the immediate area as the subject is located in a small 

village that is considered a secondary or tertiary market.  In spite of the limited sales one recent 

comparable sale in Farmersville, and a second 2025 comparable sales in nearby Germantown 

were located.  A third comparable sales from a similar market area in Clark County was also 

utilized.  The sales utilized are considered to be reliable indicators of value.  We researched and 

analyzed numerous sales, many of which had to be eliminated for either having too dissimilar 

physical features such as size, use, or condition as well as some sales that could not be verified to 

the extent necessary for proper comparison.  All sales have been researched through numerous 

sources deemed reliable.  The sales utilized are demonstrated on the following pages followed by 

their county record cards, deeds and mortgage documents, if applicable, prior to the sales 

comparison adjustment grid.  Any differences in the data contained in the following comparable 

data sheets and the sales comparison analysis/adjustment grid are the result of additional 

verification by sources deemed more reliable  
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15-19 W. Center St., Farmersville, OH 45325 (2 Parcel Sale) 
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2 E. Center St., Germantown, OH 45327 (Only 1 Property/Parcel Sale – CoStar Incorrect) 
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Cash Purchase – No Mortgage 
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Analysis Grid 

The above sales have been analyzed and compared with the subject property. We have considered 

adjustments in the areas of: 

 

 Property Rights Sold 

 Financing 

 Conditions of Sale 

 Economic Trends (time)  

 Location 

 Physical Characteristics 

 

On the following page is a sales comparison grid displaying the subject property, the comparable 

sales and the adjustments applied.  
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Comparable Sales Photographs 

Comparable #1  15-19 W. Center St., Farmersville, Ohio 45325 

 
 

Comparable #2  2 E. Center St., Germantown, Ohio 45327 
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Comparable #3  46-48 W. Main St., Enon, Ohio 45323  

 
 

 

  



  

AREA-Adams Real Estate Advisers 117 

 

Comparable Sales Location Map 
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Comparable Sale Adjustments 

An extensive search of the market was conducted to include the entire Greater Dayton market area.  

Adjustments were necessary to comparable sales for location, age/condition, basement/features, 

and land-to-building ratio. Any location adjustments were based on Moody’s Commercial 

Location Score (CLS), which is a comprehensive measure of commercial locations. The size 

adjustment, if any, was made to recognize diminishing returns/economies of scale and the fact that 

smaller buildings typically sell for more on a price per square foot basis than larger buildings. If a 

comparable was superior a downward adjustment was made and if a comparable was inferior an 

upward adjustment was made.  

 

All comparable sales are similar downtown mixed-use type properties in the subject’s general 

market area. Comparable sales two and three had slightly superior locations and were adjusted 

downward accordingly.  Comparable sales two and three also required upward adjustment for 

inferior age/condition.  Comparable sale one required downward adjustment for its partial 

basement and two car detached garage that the subject does not have.  Finally, comparable three 

required upward adjustment for its inferior site/land-to-building ratio.   

 

After proper adjustments the comparable sales indicate a reliable range of value from $50.43 to 

$53.47 per square foot. Comparable sale one is the most recent sale, most proximate sale,  and also 

required the least adjustment.  Therefore, most weight was given to comparable sale one.  

Comparable sale two is the second most recent and proximate sale and was given secondary 

weight.  Sale three is supportive of the two most similar sales and is also supportive of the  final 

opinion of value.  A value of $53.00 per square foot was derived and is considered well supported.  

This results in the following property value indication by the sales comparison approach: 

 

6,380 SF @ $53.00/SF: $338,140 

Rounded To: $340,000 
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Income Approach 
The Income Approach to value is based on the present worth of the future rights to income. This 

type of analysis considers the property from an investor's point of view, the basic premise being 

that the amount and quality of the income stream are the basis for value of the property.  

Direct Capitalization Analysis 

The steps involved in capitalizing the subject's net operating income are as follows: 

 

• Develop the subject's Potential Gross Income (PGI) through analysis of the subject’s 

actual historic income and an analysis of competitive current market income rates.  

 

• Estimate and deduct vacancy and collection losses to develop the Effective Gross Income 

(EGI). 

 

• Develop and subtract operating expenses to derive the Net Operating Income (NOI).  

 

• Develop the appropriate capitalization rate (Ro). 

 

• Divide the net operating income by the capitalization rate for an estimate of value 

through the income approach. 

 

Potential Gross Income (PGI) 

Current Income 

The subject consists of a multi-tenant retail office building with one retail space (3,780 SF) and 

one medical office space (2,600 SF).  The retail/restaurant space, which makes up approximately 

59% of the property, is leased on a month-to-month basis at $2.54/SF per square foot per year or 

$9,600 annually with the tenant responsible for utilities and interior maintenance (modified 

gross). The medical office space that makes up the remaining 41% of the property and has been 

vacant for over three years.  This vacant office space is currently offered for lease at $15.00 per 

square foot on a NNN basis, which is significantly above market. The market lease data below 

along with the market lease data previously provided above in the market section of the appraisal 

will be utilized to estimate the subject’s potential gross income.  The market vacancy rate was 

estimated utilizing a blended/weighted retail/office rate at 10% rounded. (Market vacancy Retail 

4.5% and office 18.5%).  The actual 2024 income totaled $9,600.  

 

Market Income 

Based on the lease data below the market modified gross lease rate with the owner responsible 

for all expenses except utilities is estimated at $12.00 per square foot for both the retail and 

medical office space. Therefore, considering the 6,380 net leasable square feet the potential gross 

income would total $76,560. (PGI) of $568,925.    
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Retail 
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Office 
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Retail 

 



  

AREA-Adams Real Estate Advisers 138 

 

 

 

 

 

 
 



  

AREA-Adams Real Estate Advisers 139 

 

 

 
 

 



  

AREA-Adams Real Estate Advisers 140 

 

 

 
 



  

AREA-Adams Real Estate Advisers 141 

 

 

 
 



  

AREA-Adams Real Estate Advisers 142 

 

Office 
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*Investor survey 3rd quarter 2025 Reserve Requirements per Square Foot Typical Retail $0.82 - 

office $0.72 
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*Market 3rd quarter 2025 Surveyed Retail Centers Un-Anchored average overall rate 7.90% 

(Note: Subject is not class A or B shopping center/Inferior) 
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*Market 3rd quarter 2025 Surveyed Class A & B CBD Office average overall of 7.90% and 

Suburban Office average overall rate 8.70% (Note: Subject is not class A or B/Inferior) 

 

 

 

 

 

 

 

 

 



  

AREA-Adams Real Estate Advisers 151 

 

 
*Investor survey rates 3rd quarter 2025 Retail 9.77% - office 9.65% 
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Vacancy and Collection Loss 

Based on a review of the market conditions and the above market data we have projected 

blended retail and office vacancy rate of 10.0%.  Colliers Q3 2025 Dayton Office Market 

Statistics show an overall office vacancy rate of 18.5%, which is developed by local real estate 

professionals that are familiar with the market.  CoStar’s survey states a rate of 8.30% for 

Dayton and 8.40% for the subject’s South Dayton submarket, which was given less consideration 

than the Colliers survey.  CoStar also indicates a retail vacancy rate of 4.5%, which appears to 

align with the general market and national trends that have shown strong demand and resilience 

in the retail sector in general despite the uncertainty in the market and elevated interest rates.  

This is primarily due to the continued strong consumer spending and demand for retail space.  

Net absorption in both the retail and office sectors has remained negative throughout 2025 in the 

overall Dayton market.  CoStar indicates absorption periods of 9.3 to 10.3 months for retail and 

7.1 to 81 months for office with local office peers in this tertiary market having substantially 

higher absorption periods for office of 29.3 months.  It should also be noted that the subject was 

41% vacant (medical office space) and the occupied retail restaurant space (59%) is leased on a 

month-to-month basis substantially below market rates.  The subject’s location in the Village of 

Farmersville is a secondar/tertiary market, which would be expected to have longer absorption 

times during times of vacancy   

Expenses 

Real Estate Taxes – The actual real estate taxes are understated based on the county auditors 

below market appraised (100% value) value.  Real property taxes were based on the value 

derived in the direct sales comparison approach to value.  Therefore, a market value of $340,000 

and an effective tax rate of 2.48% indicates taxes of 8,432 rounded to $8,500.  

 

Insurance – The insurance expense was based on the actual historical insurance cost with 

consideration given to typical annual increases as the insurance expense is generally upward 

trending.  This expense has been estimated at $3,700.   

 

Management – Management fees typically range from 3-7% in this market.  This expense is 

most typically calculated at 5% of effective gross income.  This amount is considered reasonable 

to cover costs associated with management and accounting for the property. No actual expense 

for management was included in the owner’s profit and loss statements. 

 

Maintenance –The maintenance was estimated based on the historical cost.  Due to the age of 

the property the maintenance cost is relatively high, which is not uncommon for 100+/- year old 

buildings.  The maintenance expense has been estimated based on the actual historic expense at 

$14,500.    

 

Utilities – This is a tenant expense.  Under the typical modified gross lease terms the tenants are 

responsible for all utilities. 
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Reserves – This is an expense that many owners do not include in their proformas, but the 

market recognizes. This expense can typically range from $0.10 to $1.00 or more per square foot 

depending on the property type, use, condition and various other factors.  This expense 

recognizes that the short-lived items of a building will need to be replaced over time.  This is a 

way of recognizing these expenses and escrowing the funds over time to cover the expense in the 

future.  The subject is an older building in average overall condition with significant ongoing 

maintenance costs.  Therefore, a reserve expense of $0.50 per square foot of building area is 

considered reasonable and has been utilized in this analysis.  The reserves expense is also used to 

supplement the owner’s maintenance and utilities cost during times of vacancy. 

Capitalization Rate 

The capitalization rate is the factor that converts the stabilized net operating income (NOI) to a 

present value. It is the ratio of net income to value or sale price.  

 

NOI ÷ Sale Price = Capitalization Rate 

 

For example, if a property sells for $500,000, and has a stabilized NOI of $50,000, the indicated 

capitalization rate is 10%.   

 

We estimate a capitalization rate for the subject of 8.25% based on the above data and our 

knowledge of the subject and the general market.  This rate is supported by the above market 

data. The capitalization rate indicated by CoStar local office sales demonstrated above were 

given most consideration and indicate an average capitalization rate of 8.55% and a median rate 

of 8.11%.  Realty Rates third quarter 2025 investor survey indicates an average national retail 

rate of 9.77% and an office rate of 9.65%.  Realty Rates Market Survey Class A & B un-

anchored Shopping Centers 7.90%, and Class A & B CBD Office indicates a rate of 7.90% and 

Suburban overall rate of 8.70%, but the subject is not class A & B.  Considering the subjects 

location, age, condition, and multi-tenant design a rate of 8.25%, which is in the range of the 

average and median CoStar retail and office sales demonstrated above and is considered 

appropriate and well supported.     

 

 

See the reconstructed income and expense statement with direct capitalization below.   
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Income Approach Conclusion 

The subject property was approximately 59% occupied on a month-to-month basis below the 

market lease rate as of the effective date of value.  The blended market occupancy for retail and 

office was estimated at 90%.  Therefore, the subject property would need to lease 5,742 square 

feet to be at market occupancy.  This is accounted for in the above income capitalization analysis 

by making a line-item deduction after capitalization for lease up/absorption cost.  The subject did 

not have any leases in place as of the effective date of value.  Therefore, this deduction was 

necessary to account for the real cost associated with leasing the property.  These costs include 

projected rent loss over the one-year projected lease up period, necessary finish allowance/make 

ready costs, and leasing commissions all discounted to present value.  Based on the analysis 

detailed above, we have reconciled the income capitalization approach value of $340,000 subject 

to the Limiting Conditions and Assumptions of this appraisal.  
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Final Reconciliation 

The process of reconciliation involves the analysis of the approaches to value to determine the 

most reliable and applicable approach or approaches. The quality of data applied, the significance 

of the data as it relates to market behavior and defensibility of the approaches is considered and 

weighed.  The cost approach is not applicable due to the subject’s age and the difficulty in 

accurately estimating accrued depreciation from all sources. The sales comparison and income 

capitalization approaches are applicable and were developed in this appraisal.  Since the subject is 

income producing property generally purchased for its potential cash flow the income approach is 

typically given most weight.  In developing the sales comparison approach the appraiser’s research 

revealed limited comparable sales data overall, but there were adequate sales to develop this 

approach.  The available sales are considered reliable indicators of value.  In this instance the two 

approaches developed point to a singular value.  Therefore, in the final reconciliation since the 

subject is only partially leased on a month-to-month basis the income capitalization and sales 

comparison approaches are thought to have similar reliability and were given similar weight.   

Value Indications 

Cost Approach: N/A  

Sales Comparison Approach: $340,000 

Income Approach: $340,000 

 

Value Conclusion  

Based on the data and analyses developed in this appraisal, we have reconciled to the following 

conclusion, as of the effective date of value, subject to the Limiting Conditions and Assumptions 

of this appraisal. 

 

 

Value Conclusions 

 

Reconciled Value Conclusions  

 

Premise: “As Is” as of August 7, 2025 

Estate: Fee Simple 

Value Conclusion: $340,000 

 

(THREE HUNDRED FORTY THOUSAND DOLLARS) 
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Certification Statement 
We  certify that, to the best of our knowledge and belief:  

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

• The reported analyses, opinions and conclusions are limited only by the reported assumptions and 

limiting conditions, and are my personal, impartial and unbiased professional analyses, opinions 

and conclusions. 

• I have no present or prospective interest in the property that is the subject of this report, and no 

personal interest with respect to the parties involved. 

• I/we have not performed an appraisal or other service regarding the property that is the subject of 

this report within the three-year period immediately preceding acceptance of this assignment. 

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

with this assignment.  

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

predetermined results. 

• My compensation for completing this assignment is not contingent upon the development or report 

of a predetermined value or direction in value that favors the cause of the client, the amount of the 

value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 

related to the intended use of this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice.  

• We certify sufficient competence to appraise this property through education and experience, in 

addition to the internal resources of the appraisal firm. 

• I made an interior and exterior observation of the subject property to note characteristics relevant 

to its valuation. 

• Ian Adams provided professional assistance to the person signing this appraisal report.   

• This appraisal assignment is within the scope of my certification. 

• This is a qualified appraisal completed by a qualified appraiser as defined by Publication 561 

(12/2024), Determining the Value of Donated Property. 

• The appraisal was prepared for income tax purposes 
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• I understand that my appraisal will be used in connection with a return or claim for refund. I also 

understand that, if there is a substantial or gross valuation misstatement of the value of the 

property claimed on the return or claim for refund that is based on my appraisal, I may be subject 

to a penalty under section 6695A of the Internal Revenue Code, as well as other applicable 

penalties. I affirm that I have not been at any time in the three-year period ending on the date of 

the appraisal barred from presenting evidence or testimony before the Department of the Treasury 

or the Internal Revenue Service pursuant to 31 U.S.C. 330(c) 

• Because of my background, experience, education, resources, and membership in professional 

associations, I am qualified to make appraisals of the type of property being valued. 

 

 

 Jason M. Adams, OH -2005007832 

Certified General Appraiser 
Adams Real Estate Advisers, LLC 

Taxpayer Identification Number  

(TIN) 83-4629394 

P.O. Box 2 

Dayton, OH 45409 

(937) 623-3199 

Jason@AREA-Experts.com 

 
 

mailto:Jason@AREA-Experts.com
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§ 1.170A–17 Qualified appraisal and qualified appraiser. (a) Qualified appraisal—(1) 

Definition. For purposes of section 170(f)(11) and §1.170A–16(d)(1)(ii) and (e)(1)(ii), the term 

qualified appraisal means an appraisal document that is prepared by a qualified appraiser (as 

defined in paragraph (b)(1) of this section) in accordance with generally accepted appraisal 

standards (as defined in paragraph (a)(2) of this section) and otherwise complies with the 

requirements of this paragraph (a). (2) Generally accepted appraisal standards defined. For 

purposes of paragraph (a)(1) of this section, generally accepted appraisal standards means the 

substance and principles of the Uniform Standards of Professional Appraisal Practice, as 

developed by the Appraisal Standards Board of the Appraisal Foundation. (3) Contents of qualified 

appraisal. A qualified appraisal must include— (i) The following information about the contributed 

property: (A) A description in sufficient detail under the circumstances, taking into account the 

value of the property, for a person who is not generally familiar with the type of property to 

ascertain that the appraised property is the contributed property. (B) In the case of real property or 

tangible personal property, the condition of the property. (C) The valuation effective date, as 

defined in paragraph (a)(5)(i) of this section. (D) The fair market value, within the meaning of 

§1.170A–1(c)(2), of the contributed property on the valuation effective date; (ii) The terms of any 

agreement or understanding by or on behalf of the donor and donee that relates to the use, sale, or 

other disposition of the contributed property, including, for example, the terms of any agreement 

or understanding that— (A) Restricts temporarily or permanently a donee’s right to use or dispose 

of the contributed property; (B) Reserves to, or confers upon, anyone, other than a donee or an 

organization participating with a donee in cooperative fundraising, any right to the income from 

the contributed property or to the possession of the property, including the right to vote contributed 

securities, to acquire the property by purchase or otherwise, or to designate the person having 

income, possession, or right to acquire; or (C) Earmarks contributed property for a particular use; 

(iii) The date, or expected date, of the contribution to the donee; (iv) The following information 

about the appraiser: (A) Name, address, and taxpayer identification number. (B) Qualifications to 

value the type of property being valued, including the appraiser’s education and experience. (C) If 

the appraiser is acting in his or her capacity as a partner in a partnership, an employee of any 

person, whether an individual, corporation, or partnership, or an independent contractor engaged 

by a person other than the donor, the name, address, and taxpayer identification number of the 

partnership or the person who employs or engages the qualified appraiser; (v) The signature of the 

appraiser and the date signed by the appraiser (appraisal report date); (vi) The following 

declaration by the appraiser: ‘‘I understand that my appraisal will be used in connection with a 

return or claim for refund. I also understand that, if there is a substantial or gross valuation 

misstatement of the value of the property claimed on the return or claim for refund that is based 

on my appraisal, I may be subject to a penalty under section 6695A of the Internal Revenue Code, 

as well as other applicable penalties. I affirm that I have not been at any time in the three-year 

period ending on the date of the appraisal barred from presenting evidence or testimony before the 

Department of the Treasury or the Internal Revenue Service pursuant to 31 U.S.C. 330(c)’’; (vii) 

A statement that the appraisal was prepared for income tax purposes; (viii) The method of 

valuation used to determine the fair market value, such as the income approach, the market-data 

approach, or the replacement cost-less-depreciation approach; and (ix) The specific basis for the 

valuation, such as specific comparable sales transactions or statistical sampling, including a 

justification for using sampling and an explanation of the sampling procedure employed. (4) 

Timely appraisal report. A qualified appraisal must be signed and dated by the qualified appraiser 

no earlier than 60 days before the date of the contribution and no later than— (i) The due date, 

including extensions, of the return on which the deduction for the contribution is first claimed; (ii) 

In the case of a donor that is a partnership or S corporation, the due date, including extensions, of 
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the return on which the deduction for the contribution is first reported; or (iii) In the case of a 

deduction first claimed on an amended return, the date on which the amended return is filed. (5) 

Valuation effective date—(i) Definition. The valuation effective date is the date to which the value 

opinion applies. (ii) Timely valuation effective date. For an appraisal report dated before the date 

of the contribution, as described in §1.170A–1(b), the valuation effective date must be no earlier 

than 60 days before the date of the contribution and no later than the date of the contribution. For 

an appraisal report dated on or after the date of the contribution, the valuation effective date must 

be the date of the contribution. (6) Exclusion for donor knowledge of falsity. An appraisal is not a 

qualified appraisal for a particular contribution, even if the requirements of this paragraph (a) are 

met, if the donor either failed to disclose or misrepresented facts, and a reasonable person would 

expect that this failure or misrepresentation would cause the appraiser to misstate the value of the 

contributed property. (7) Number of appraisals required. A donor must obtain a separate qualified 

appraisal for each item of property for which an appraisal is required under section 170(f)(11)(C) 

and (D) and paragraph (d) or (e) of §1.170A–16 and that is not included in a group of similar items 

of property, as defined in §1.170A–13(c)(7)(iii). For rules regarding the number of appraisals 

required if similar items of property are contributed, see section 170(f)(11)(F) and §1.170A–

13(c)(3)(iv)(A). (8) Time of receipt of qualified appraisal. The qualified appraisal must be received 

by the donor before the due date, including extensions, of the return on which a deduction is first 

claimed, or reported in the case of a donor that is a partnership or S corporation, under section 170 

with respect to the donated property, or, in the case of a deduction first claimed, or reported, on an 

amended return, the date on which the return is filed. (9) Prohibited appraisal fees. The fee for a 

qualified appraisal cannot be based to any extent on the appraised value of the property. For 

example, a fee for an appraisal will be treated as based on the appraised value of the property if 

any part of the fee depends on the amount of the appraised value that is allowed by the Internal 

Revenue Service after an examination. (10) Retention of qualified appraisal. The donor must retain 

the qualified appraisal for so long as it may be relevant in the administration of any internal revenue 

law. (11) Effect of appraisal disregarded pursuant to 31 U.S.C. 330(c). If an appraiser has been 

prohibited from practicing before the Internal Revenue Service by the Secretary under 31 U.S.C. 

330(c) at any time during the three-year period ending on the date the appraisal is signed by the 

appraiser, any appraisal prepared by the appraiser will be disregarded as to value, but could 

constitute a qualified appraisal if the requirements of this section are otherwise satisfied, and the 

donor had no knowledge that the signature, date, or declaration was false when the appraisal and 

Form 8283 (Section B) were signed by the appraiser. (12) Partial interest. If the contributed 

property is a partial interest, the appraisal must be of the partial interest. (b) Qualified appraiser—

(1) Definition. For purposes of section 170(f)(11) and §1.170A–16(d)(1)(ii) and (e)(1)(ii), the term 

qualified appraiser means an individual with verifiable education and experience in valuing the 

type of property for which the appraisal is performed, as described in paragraphs (b)(2) through 

(4) of this section. (2) Education and experience in valuing the type of property—(i) In general. 

An individual is treated as having education and experience in valuing the type of property within 

the meaning of paragraph (b)(1) of this section if, as of the date the individual signs the appraisal, 

the individual has— (A) Successfully completed (for example, received a passing grade on a final 

examination) professional or college-level coursework, as described in paragraph (b)(2)(ii) of this 

section, in valuing the type of property, as described in paragraph (b)(3) of this section, and has 

two or more years of experience in valuing the type of property, as described in paragraph (b)(3) 

of this section; or (B) Earned a recognized appraiser designation, as described in paragraph 

(b)(2)(iii) of this section, for the type of property, as described in paragraph (b)(3) of this section. 

(ii) Coursework must be obtained from an educational organization, generally recognized 

professional trade or appraiser organization, or employer educational program. For purposes of 
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paragraph (b)(2)(i)(A) of this section, the coursework must be obtained from— (A) A professional 

or college-level educational organization described in section 170(b)(1)(A)(ii); (B) A generally 

recognized professional trade or appraiser organization that regularly offers educational programs 

in valuing the type of property; or (C) An employer as part of an employee apprenticeship or 

educational program substantially similar to the educational programs described in paragraphs 

(b)(2)(ii)(A) and (B) of this section. (iii) Recognized appraiser designation defined. A recognized 

appraiser designation means a designation awarded by a generally recognized professional 

appraiser organization on the basis of demonstrated competency. (3) Type of property defined—

(i) In general. The type of property means the category of property customary in the appraisal field 

for an appraiser to value. (ii) Examples. The following examples illustrate the rule of paragraphs 

(b)(2)(i) and (b)(3)(i) of this section: Example (1). Coursework in valuing type of property. There 

are very few professional level courses offered in widget appraising, and it is customary in the 

appraisal field for personal property appraisers to appraise widgets. Appraiser A has successfully 

completed professional-level coursework in valuing personal property generally but has completed 

no coursework in valuing widgets. The coursework completed by Appraiser A is for the type of 

property under paragraphs (b)(2)(i) and (b)(3)(i) of this section. Example (2). Experience in 

valuing type of property. It is customary for professional antique appraisers to appraise antique 

widgets. Appraiser B has 2 years of experience in valuing antiques generally and is asked to 

appraise an antique widget. Appraiser B has obtained experience in valuing the type of property 

under paragraphs (b)(2)(i) and (b)(3)(i) of this section.  Example (3). No experience in valuing 

type of property. It is not customary for professional antique appraisers to appraise new widgets. 

Appraiser C has experience in appraising antiques generally but no experience in appraising new 

widgets. Appraiser C is asked to appraise a new widget. Appraiser C does not have experience in 

valuing the type of property under paragraphs (b)(2)(i) and (b)(3)(i) of this section. (4) Verifiable. 

For purposes of paragraph (b)(1) of this section, education and experience in valuing the type of 

property are verifiable if the appraiser specifies in the appraisal the appraiser’s education and 

experience in valuing the type of property, as described in paragraphs (b)(2) and (3) of this section, 

and the appraiser makes a declaration in the appraisal that, because of the appraiser’s education 

and experience, the appraiser is qualified to make appraisals of the type of property being valued. 

(5) Individuals who are not qualified appraisers. The following individuals are not qualified 

appraisers for the appraised property: (i) An individual who receives a fee prohibited by paragraph 

(a)(9) of this section for the appraisal of the appraised property. (ii) The donor of the property. (iii) 

A party to the transaction in which the donor acquired the property (for example, the individual 

who sold, exchanged, or gave the property to the donor, or any individual who acted as an agent 

for the transferor or for the donor for the sale, exchange, or gift), unless the property is contributed 

within 2 months of the date of acquisition and its appraised value does not exceed its acquisition 

price. (iv) The donee of the property. (v) Any individual who is either— (A) Related, within the 

meaning of section 267(b), to, or an employee of, an individual described in paragraph (b)(5)(ii), 

(iii), or (iv) of this section; (B) Married to an individual described in paragraph (b)(5)(v)(A) of this 

section; or (C) An independent contractor who is regularly used as an appraiser by any of the 

individuals described in paragraph (b)(5)(ii), (iii), or (iv) of this section, and who does not perform 

a majority of his or her appraisals for others during the taxable year. (vi) An individual who is 

prohibited from practicing before the Internal Revenue Service by the Secretary under 31 U.S.C. 

330(c) at any time during the three-year period ending on the date the appraisal is signed by the 

individual. (c) Effective/applicability date. This section applies to contributions made on or after 

January 1, 2019. Taxpayers may rely on the rules of this section for appraisals prepared for returns 

or submissions filed after August 17, 2006. [T.D. 9836, 83 FR 36425, July 30, 2018] 
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