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125 Main Street 

Huron, Ohio  

 

File Number: I25111050 

 

December 12, 2025 

 

Mr. Gary Gilbert 

125 Main Street 

Huron, Ohio 

 

Dear Mr. Gilbert, 

 

At your request, we have prepared an appraisal for the above referenced property, which 

may be briefly described as follows:  

 

The subject property is located at 125 Main Street, and located at the northwest corner of 

the intersection of Main and South Streets, in the City of Huron, Erie County, Ohio. The 

Erie County Auditor permanent parcel number for the property is 42-00748.000, and the 

legal description is 7 WATER ST E1/2 OF W1/2 WATER ST 6SECOR 50X132' MAIN 

ST 49 1/2X132. The subject property contains approximately 0.75 acre or 32,670 square 

feet of land and is improved with a 16,985 square foot, one story building originally 

constructed in 1947, and currently used as a bowling alley.  

 

Please reference page 13 of this report for important information regarding the scope of 

research and analysis for this appraisal, including property identification, inspection, 

highest and best use analysis and valuation methodology. 

 

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

this estimate of value. According to the current version of the Uniform Standards of 

Professional Appraisal Practice (USPAP) we are informing you that we have performed 

no other services, as appraisers or in any other capacity, regarding the property that is the 

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

this appraisal assignment. 

 

Your attention is directed to the Limiting Conditions and Assumptions section of this 

report (page11). Acceptance of this report constitutes an agreement with these conditions 

and assumptions. In particular, we note the following: 

 

 

 



Hypothetical Conditions: 

 

• There are no Hypothetical Conditions for this appraisal report. 

 

Extraordinary Assumptions: 

 

• There are no Extraordinary Assumptions for this appraisal report. 

 

Based on the appraisal described in the accompanying report, subject to the Limiting 

Conditions and Assumptions, Extraordinary Assumptions and Hypothetical Conditions 

(if any), we have made the following value conclusion(s): 

 

Current As Is Market Value: 

 

The “As Is” market value of the Fee Simple estate of the property, as of November 24, 

2025 is:  

 

$679,000 

Six Hundred Seventy-nine Thousand Dollars 

 

 

The market exposure time1 preceding November 24, 2025 would have been 3 to 6 months 

and the estimated marketing period2 as of November 24, 2025 is 9 to 12 months. 

 

This value estimate is for the real estate only.  No FF&E (furniture, fixtures and 

equipment) business value or goodwill) is included in the value estimate. 

 

If sold as a going concern another $5-10/sf could be added to value which would make 

Value estimate as a going concern as much as $50/sf x 16975 sf=  $849,000 

 

 

 

 

Respectfully submitted, 

 

Delahunt Appraisal Service 

       

      
     

      

James F. Delahunt William D. Harlan 

 
1 Exposure Time: see definition on page 7. 
2 Marketing Time: see definition on page 9. 



Ohio-382461 Ohio-201100015 

TABLE OF CONTENTS 

 

Summary of Important Facts and Conclusions ................................................................... 5 
Definitions........................................................................................................................... 7 
Limiting Conditions and Assumptions ............................................................................. 11 
Scope of Work .................................................................................................................. 13 
Market Area Analysis ....................................................................................................... 15 
Subject Location Map ....................................................................................................... 41 
Property Description ......................................................................................................... 42 
Tax Map ............................................................................................................................ 44 
Floorplan Sketch ............................................................................................................... 45 

Subject Photographs...................................................................................................... 49 
Assessment and Taxes ...................................................................................................... 60 
Zoning ............................................................................................................................... 60 
Highest and Best Use ........................................................................................................ 61 
Valuation Methodology .................................................................................................... 63 

Analyses Applied .......................................................................................................... 63 
Sales Comparison Approach to Value .............................................................................. 64 

Comparable Sales.......................................................................................................... 65 
Subject Property and Comparable Sales Location Map ............................................. 124 
Comparable Sales Analysis Grid ................................................................................ 125 
Comparable Sale Adjustments .................................................................................... 126 
Sales Comparison Approach to Value Conclusion ..................................................... 127 

Final Reconciliation ........................................................................................................ 128 
Certification Statement ................................................................................................... 129 
Addenda .......................................................................................................................... 130 
Appraiser Qualifications – James F. Delahunt ............................................................... 131 
Appraiser Qualifications – William D. Harlan ............................................................... 132 



 

Delahunt Appraisal Service  5 

Summary of Important Facts and Conclusions 
 

GENERAL 

 

Subject: 

 

 

 

125 Main Street 

Huron, Ohio  

Owner: 

 

G&C Kingpins Inc. 

Legal Description:  

 

 

Date of Property  

Viewing and Effective  

Date of Appraisal: 

 

 

7 WATER ST E1/2 OF W1/2 WATER ST 6SECOR 

50X132' MAIN ST 49 1/2X132 

 

 

 

November 24, 2025 

Date of Report: 

 

December 11, 2025 

Intended Use: 

 

This report is to estimate the market value of the subject 

property to assist the client in a possible sale in the near 

term. No other use is intended or permitted. 

 

Intended User(s): 

 

The client, Gary Gilbert, is the intended user of this 

appraisal report. 

 

Assessment: 

Real Estate Assessment 

and Taxes:   Auditor parcel number: 42-00748.000                                         

Land value: $82,670 

        Improvements value: $260,920  

    Total assessed value: $343,590 

            2024 taxes: $6,024.94 

 

Sale History: 

 

 

The subject has not sold or transferred in the last three 

years, according to public records. The last sale of the 

subject property was in 6/8/1995 for $500,000. 

Current 

Listing/Contract(s): 

 

 

The subject is currently listed for sale by the owner with 

a tentative asking price of $750,000. There are no sales 

contracts for the subject property.  

 

Land:  0.75 acre or 32,670 square feet 
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Improvements:                          The subject improvements consist of a one story,                   

masonry building with brick, wood, masonry and vinyl 

shingles used as a bowling alley and lounge. The 

building has 16,985 square feet of gross building area, 

and was constructed originally constructed in 1947 

according to public records. 

 

Zoning: 

 

B-3: General Business 

 

Highest and Best Use  

of the Site as Vacant: 

 

 

Commercial Business Use 

Highest and Best Use 

as Improved: 

 

Continued use as a commercial business 

 

VALUE INDICATIONS 

 

Cost Approach  

to Value: 

 

 

N/A 

  

 

Sales Comparison 

Approach to Value: 

 

 

$679,000 

  

 

Income Approach 

To Value: 

 

Estimated Value: 

 

 

N/A 

 

$679,000 

 

  

Effective Date(s) 

  

November 24, 2025 

 

Property Rights: Fee Simple 
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Definitions 
 

As Complete Value: 
 

The prospective value of a property after all construction has been completed. 

This value reflects all expenditures for lease-up and occupancy that may be 

expected to have occurred at that point in time, which may or may not put the 

property at stabilized value.   

As Is Value:  

 

The value of specific ownership rights to an identified parcel of real estate as of 

the effective date of the appraisal; relates to what physically exists and is legally 

permissible and excludes all assumptions concerning hypothetical market 

conditions or possible rezoning.   

Exposure Time: 

 

1. The time a property remains on the market. 

 

2. The estimated length of time the property interest being appraised would have 

been offered on the market prior to the hypothetical consummation of a sale at 

market value on the effective date of the appraisal; a retrospective estimate based 

on an analysis of past events assuming a competitive and open market. 

Extraordinary Assumption: 

An assumption, directly related to a specific assignment, as of the effective date 

of the assignment results, which, if found to be false, could alter the appraiser’s 

opinions or conclusions. 

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. 

Gross Building Area (GBA):  

Total floor area of a building, excluding unenclosed areas, measured from the 

exterior of the walls of the above-grade area. This includes mezzanines and 

basements if and when typically included in the region.  
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Gross Leasable Area:  
 

(GLA) the total floor area designed for the occupancy and exclusive use of 

tenants, including basements and mezzanines, and measured from the center of 

interior partitioning to outside wall surfaces; the standard measure for determining 

the size of shopping centers where rent is calculated based on the GLA occupied. 

The area for which tenants pay rent.   

Hypothetical Condition: 

A condition, directly related to a specific assignment, which is contrary to what is 

known by the appraiser to exist on the effective date of the assignment results, but 

is used for the purpose of analysis. 

Leased Fee Estate: 

 

A freehold (ownership interest) where the possessory interest has been 

granted to another party by the creation of a contractual landlord-tenant 

relationship (i.e., a lease). 

Leasehold Estate: 

 

A leasehold estate which is held by the lessee (tenant/renter) and conveys the  

right of use and occupancy for a stated term under certain conditions.  

Market Rent:  

 

The rental income that a property would command on the open market with a 

landlord and a tenant ready and willing to consummate a lease in the ordinary 

course of business; indicated by the rents that landlords were willing to accept and 

tenants were willing to pay in recent lease transactions for comparable space. 

Marketing Time: 

 

An opinion of the amount of time it might take to sell a real or personal 

property interest at the concluded market value level during the period 

immediately after the effective date of the appraisal. 

 

Marketing time differs from exposure time, which is always presumed to 

precede the effective date of the appraisal.  

 

Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal 

Foundation and Statement on Appraisal Standards No. 6, “Reasonable 

Exposure Time in Real Property and Personal Property Market Value 

Opinions” address the determination of reasonable exposure and 

marketing time.  
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Market Value: 

 

The most probable price, as of a specified date, in cash, or in terms equivalent 

to cash, or in other precisely revealed terms, for which the specified property 

rights should sell after reasonable exposure in a competitive market under all 

conditions requisite to a fair sale, with the buyer and seller each acting 

prudently, knowledgeably, and for self-interest, and assuming that neither is 

under undue duress. 

Prospective Value Opinion: 

 

A value opinion effective as of a specified future date. The term does not define a 

type of value, instead, it identifies a value opinion as being effective at some 

specific future date.  An opinion of value as of a prospective date is frequently 

sought in connection with projects that are proposed, under construction, or under 

conversion to a new use, or those that have not yet achieved sellout or a stabilized 

level of long term occupancy at the time the appraisal report is written. 

Rentable Area (RA):  

 

For office buildings, the tenant’s pro rata portion of the entire office floor, 

excluding elements of the building that penetrate through the floor to the areas 

below. The rentable area of a floor is computed by measuring the inside finished 

surface of the dominant portion of the permanent building walls, excluding any 

major permanent penetrations of the floor. Alternatively, the amount of space on 

which the rent is based; calculated according to local practice.  

Scope of Work Rule: 

The type and extent of research and analyses in an assignment. Scope of Work 

Rule states that an appraiser must for each appraisal, appraisal review, and 

appraisal consulting assignment: identify the problem to be solved; determine and 

perform the scope of work necessary to develop credible assignment results; and 

disclose the scope of work in the report. An appraiser must collect and analyze 

information about the subject property, the real estate market and competitive 

sales and leases that are necessary to properly develop the appraisal, appraisal 

review or appraisal consulting assignment. Sales and leases that are necessary to 

properly develop the appraisal, appraisal review or appraisal consulting 

assignment.  

Stabilized Occupancy: 

 

The optimum range of long-term occupancy, which an income-producing real 

estate project is expected to achieve under competent management after exposure 

for leasing in the open market for a reasonable period of time at terms and 

conditions comparable to competitive offerings. 

http://www.uspap.org/#/34/zoomed
http://www.uspap.org/#/34/zoomed
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Stabilized Value: 
 

1. A value opinion that excludes from consideration any abnormal relationship 

between supply and demand such as is experienced in boom periods, when cost 

and sale price may exceed the long-term value, or during periods of depression, 

when cost and sale price may fall short of long-term value. 

 

2.  A value opinion that excludes from consideration any transitory condition that 

may cause excessive construction costs, e.g., a bonus or premium for material, the 

abnormal inefficiency of labor, the cost of delay or an excessive sale price, e.g., a 

premium paid due to a temporary shortage of supply. 

 

In layman’s terms, stabilized value is the prospective value of a property after 

construction has been completed and market occupancy and cash flow have been 

achieved.   
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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 Delahunt Appraisal Service. 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 otherwise stated in this report, the existence of hazardous substances, including 

without limitation asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural 

chemicals, which may or may not be present on the property, was not called to the 

attention of the appraiser 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 for such substances. The presence of such hazardous substances may affect the value 

of the property. The value opinion developed herein is predicated on the assumption that 

no such hazardous substances exist on or in the property or in such proximity thereto, 

which would cause a loss in value. No responsibility is assumed for any such hazardous 

substances, nor for any expertise or knowledge required to discover them.  

 

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.  
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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) Delahunt Appraisal Service’s 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.  

 

Americans with Disabilities Act (ADA) of 1990A civil rights act passed by Congress 

guaranteeing individuals with disabilities equal opportunity in public accommodations, 

employment, transportation, government services, and telecommunications. Statutory 

deadlines become effective on various dates between 1990 and 1997.  Delahunt Appraisal 

Service has not made a determination regarding the subject’s ADA compliance or non-

compliance. Non-compliance could have a negative impact on value; however this 

has not been considered or analyzed in this appraisal.  
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Scope of Work 
According to the Uniform Standards of Professional Appraisal Practice, it is the 

appraiser’s responsibility to develop and report a scope of work that results in credible 

results that are appropriate for the appraisal problem and intended user(s). Therefore, the 

appraiser must identify and consider: 

 

       ● the client and intended users; 

       ● the intended use of the report;        

       ● the type and definition of value;        

       ● the effective date of value; 

       ● assignment conditions; 

       ● typical client expectations; and       

       ● typical appraisal work by peers for similar assignments. 

 

This appraisal is prepared for Mr. Gary Gilbert. The problem to be solved is to estimate 

the current market value of the subject property. The intended use is to assist the client in 

a possible sale of the subject property in the near term. The client, Gary Gilbert, is the 

intended user of this appraisal report. 

 

SCOPE OF WORK 

 

Report Type: 

 

This is a Restricted Appraisal Report as defined by the 

Uniform Standards of Professional Appraisal Practice 

under Standards Rule 2-2(b). This format provides for 

only basic property identification, appraisal statements 

and value conclusion(s). 

 

Property Identification:  PPN42-00748.000. Legal description: 7 WATER ST 

E1/2 OF W1/2 WATER ST 6SECOR 50X132' MAIN 

ST 49 1/2X132. 

 

Inspection:  An interior and exterior inspection of the subject 

property was made on November 24, 2025. Data 

collected during this inspection from the subject 

property and the property owner, along with 

information from public records, was used to create 

the description and analysis for the site and 

improvements of this appraisal report. 

 

Market Area and Analysis of 

Market Conditions: 

 

 

An analysis of local market conditions has been made. 

The appraiser maintains and has access to 

comprehensive databases for this market area and has 

reviewed the market for sales and listings relevant to 

this analysis. 
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Highest and Best Use Analysis: 

 

A summary as vacant and as improved highest and 

best use analysis for the subject has been made. 

Physically possible, legally permissible and financially 

feasible uses were considered, and the maximally 

productive use was concluded. 

 

 

Valuation Analyses 

 

Cost Approach to Value: 

 

 

 

 

A Cost Approach to Value was not applied as the age 

of the improvements makes depreciation difficult to 

accurately measure, and there are very few sales of 

vacant, commercial lots to determine land values in 

the City of Huron. 

 

Sales Comparison Approach 

To Value: 

 

 

 

A Sales Comparison Approach to Value was applied 

as there is adequate data to develop a value estimate 

and this approach reflects market behavior for this 

property type. 

 

Income Approach 

To Value:  

 

 

 

 

An Income Approach to Value was not applied as 

properties like the subject are typically owner 

occupied and not purchased by an investor to create an 

income stream from rental to a tenant. 

 

Hypothetical Conditions: 

 
• There are no Hypothetical Conditions for this 

appraisal report. 

 

Extraordinary Assumptions: 

 
• There are no Extraordinary Assumptions for this 

appraisal report. 
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Market Area Analysis 
 

Market analysis of the subject market area is essential to the determination of Highest and 

Best Use of the subject property. An investigation of available supply and present and 

future demand for the specific property type being appraised is required when there is 

sufficient information available. A Market Study examines the general market conditions 

of supply, demand and pricing in a specific area, or a specific property type. A 

Marketability Study is used to determine the marketability of a given class of property. 

Present and past data on the physical aspects of the market area such as access and 

amenities; major employers and employment statistics; population trends and income are 

used to project what might happen in the future for a specific property class.  

 

Data and Access 
 

The subject is located in the City of Huron, Erie County, Ohio. The market micro area for 

the subject is considered to be the City of Huron, and the macro area is considered to be 

Erie County. The City of Huron is located along the south shore of Lake Erie at the 

confluence of Lake Erie and the Huron River. Huron has a total area of 7.73 square miles 

with 4.84 square miles in land and 2.89 square miles in water. Erie County has a total 

area of 625.99 square miles with 251.56 square miles in land and 374.43 square miles in 

water which equates to 59.81% of the total area for the county being in water. Major 

traffic arteries in Huron include U.S. Route 6 that is a two and four lane route traveling 

mostly east and west through the city, and State Route 2, which provides a limited access, 

four lane, interstate highway at the U.S. Route 6 interchange on the west side of the city 

and at Rye Beach Road at the western edge of the city. State Route 250 and State Route 4 

have interchanges to access the Ohio Turnpike (U.S. Routes 80/90) approximately 6 and 

10 miles south of the southern boundary of the incorporated area of Huron. Erie County’s 

major routes include the Ohio Turnpike, State Route 2, and State Routes 4, 13, 60, 61, 99, 

101, 113 and 269, as well as U.S. Routes 6 and 250. Commercial railroad access is 

provided by Norfolk Southern, and passenger service is provided by Amtrak to the area.  
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Subject Property Information 
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Huron Area Trade Report 
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Market Area Analysis 

 
Erie County, Ohio – Commercial Real Estate Market Analysis (Past 3 Years) 

This report provides a concise commercial real estate market analysis for Erie County, 

Ohio covering the past three full years (2022–2024). Data sources referenced include the 

Erie County Auditor sales database and regional listing-market snapshots. 

 

 Market Overview (2022–2024) 

- Commercial transaction activity in Erie County remained modest, with most sales 

concentrated in Sandusky, Huron, and key tourism-oriented corridors. 

- Listing-market data shows an average asking price of approximately $148/sq ft for 

active commercial inventory, with cap rates commonly in the 6–8% range. 

- Institutional-grade assets remain scarce; the market is driven primarily by local owner-

users and small investors. 

 

Notable Market Trends 

Sales Volume 

- Yearly transaction activity has stayed relatively stable with slight fluctuations due to 

economic cycles and interest-rate impacts. 

- Hospitality and retail assets show strong seasonality tied to summer tourism. 

 

Pricing and Cap Rates 

- Asking prices have remained relatively flat year-over-year. 

- Cap rates increased slightly in 2023 due to higher borrowing costs, normalizing in 2024. 

 

Product Mix 

- Predominant categories: retail storefronts, small office buildings, light industrial, 

service commercial, and hospitality/tourism-oriented properties. 

 

Opportunities 

Hospitality & Tourism Assets: Seasonal cashflow potential, especially in Sandusky. 

Light Industrial: Increasing demand among small logistics and fabrication users. 

 

 Risks 

Low Liquidity in the local market may extend hold periods when selling. 

Seasonality presents operational risks for hospitality assets. 

 

Summary 

Erie County's commercial real estate market is stable but low-volume, with modest 

pricing growth and reliable demand for small-format commercial assets. The region 

benefits from tourism-driven economic activity, but investors should be mindful of 

seasonality and limited buyer pools. 
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Subject Location Map 
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Property Description 
 

SITE 

 

Location: 

 

The subject property is located at the northwest corner of the 

intersection of Main and South Streets, in the City of Huron, 

Erie County, Ohio. The site is considered to be above average 

for traffic and exposure.  

 

Current Use of the  

Property: 

  

 

The property is used as a bowling alley and lounge.  

 

Site Size: 0.75 acre or 32,670 square feet 

 

Shape: 

 

The site is considered to be irregular in shape. 

 

Frontage/Access: 

 

 

183 feet of frontage on Main Street and 198 feet of frontage on 

South Street. Access from Main and South Streets.  

 

Visibility: 

 

Visibility is considered to be good from Main Street and South 

Streets. 

 

Topography: 

 

The subject has level topography at street grade.  

 

Soil Conditions: 

 

A soils investigation was not included in Scope of Work, but it 

is assumed that the soils are able to support present and future 

building development. 

 

Utilities: 

 

Electricity: Ohio Edison 

Sewer: Public sewer 

Water: Public water  

Natural Gas: Columbia Gas 

Adequacy: Utilities are typical for the area. 

 

Site Improvements: Utilities 

 

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

Emergency Management Agency (FEMA). Most of the subject 

property is located in FEMA flood zone X, which is not 

classified as a flood hazard area. 

FEMA Map Number: 39043C0118E 

FEMA Map Date: 09/01/2022 

 

Environmental Issues: 

 

There are no known adverse environmental conditions on the 

subject site. Please reference Limiting Conditions and 

Assumptions. 
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Encumbrances/ 

Easements: 

 

There are no known adverse encumbrances/easements for the   

subject property. 

 

Site Comments: The subject site is located on the main route to the Huron 

Lighthouse and Pier, a highly visited location during the 

summer months in Huron. The site is across the street from 

the Huron River and several local eating establishments and 

a riverside motel. 
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Tax Map 
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Floorplan Sketch 
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IMPROVEMENTS DESCRIPTION – 125 MAIN STREET 

 

Development/Property 

Name: 

 

 

Riverview Lanes 

 

Property Type: 

 

Commercial 

 

Building Identification: 

 

125 Main Street, Huron, Ohio 

 

Building Description: 

 

 

The subject improvements consist of a one story,                   

masonry building with brick, wood, masonry and vinyl 

shingles used as a bowling alley and lounge. The building has 

16,985 square feet of gross building area, and was originally 

constructed in 1947 according to public records. 

 

Construction:  Masonry 

 

Construction Quality: 

 

Average 

 

Year Built: 1947 

 

Renovations: 

 

 

The building was renovated at a cost of $280,000 in 2009 

according to the owner 

 

Effective Age: 20 years 

 

Remaining Useful Life: 

 

30 to 40 years, if well maintained 

 

Condition: 

 

Average 

 

Appeal/Appearance:  

 

 

Average/Average 

Areas, Ratios & 

Numbers: 

 

Number of stories: 1 

Gross Building Area (GBA): 16,985 SF 

 

Foundation: Concrete  

 

Basement/Sublevels:  

 

None 

 

Basement Use: N/A 

 

Structural Frame: Masonry 

 

Exterior: 

 

Brick, Concrete Block, Wood, Vinyl shingles 
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Windows: Commercial metal frame  

 

Roof Cover: 

 

Fiberglass mesh layers, asphalt shingles 

 

Access: 

 

Three customer entrances. Two employee/service entrances 

 

INTERIOR  

 

Interior Layout: 

 

 

Bowling alley, lounges, small kitchen area, mechanical and 

maintenance areas, locker room and restrooms 

  

Floor/Floor Cover: Concrete/Carpet, vinyl, ceramic, wood 

 

Walls: Drywall, masonry 

 

Ceilings: 

 

Suspended acoustic panels, drywall 

Lighting: A mix of fluorescent and incandescent lighting. 

 

Restrooms: Two 

 

MECHANICAL SYSTEMS   

 

Heating: 

 

Three - Natural Gas Forced Air 

 

Cooling: Three- Central Air  

 

Electrical: Adequate – 3 phase 

 

Plumbing Condition: Adequate 

 

PARKING 

 

Parking Type and  

Number of Spaces: 

 

 

Asphalt, open parking 

Spaces: Adequate for current building use 

Condition:  Average 

 

Parking Ratio: Additional parking on street and in public parking lots 
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PROPERTY ANALYSIS 

 

Design & Functional 

Utility: 

 

 

 

The overall design and functional utility are considered to be 

good for this property type, and current use as a bowling alley. 

 

Deferred Maintenance: 

 

Some minor deferred maintenance on the building exterior 

observed during inspection. 

 

Capital Improvements: 

 

None currently planned by owner. Exterior siding repairs 

presently being done. 

 

Comments: The property is well designed for the current. The property is 

adequately maintained by the owner.  

 

 

Americans with Disabilities Act 

Please reference the Limiting Conditions and Assumptions section of this report on page 

12. 

 

Hazardous Substances 

Please reference the Limiting Conditions and Assumptions section of this report on page 

11. 
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Subject Photographs 

 
 

Front View 

 

 
 

Rear View 
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Main Street Looking North 

 

 
 

Main and South Streets Intersection 
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South Street Looking West 

 
 

 
 

Rear of Building and Rear Parking Lot 
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Southwest Side of Building 

 

 
 

Northeast Side of Building 
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Northeast Parking Lot 
 

 

 
 

Lounge Area in Bowling Alley 

  



 

Delahunt Appraisal Service  54 

 
 

Lounge Area 

 

 
 

Bar Area 
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Customer Counter 

 

 
 

Separate Lounge Area 
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Bar in Separate Lounge Area 
  

 

 
 

Bowling Lanes 
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Bowling Area 

 

 
 

Automated Bowling Pin Setters 
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Kitchen Area 

 

 
 

Customer Locker Room 
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Ladies Restroom 

 

 
 

Men’s Restroom 

 

 



 

Delahunt Appraisal Service  60 

Assessment and Taxes 
 
Real Estate Assessment         

and Taxes: Auditor parcel number: 42-00748.000                                          

Land value: $82,670 

        Improvements value: $260,920  

    Total assessed value: $343,590 

           2024 taxes: $6,024.94 

 

 

 

Zoning 
LAND USE CONTROLS 

 

Zoning Code: 

 

 

B-3: General Business 

Zoning Requirements: 

 

Minimum Lot Area:    None 

 

Minimum Lot Width:   30 feet 

 

Minimum Front Yard Depth:   None 

 

Minimum Side Yard:   None 

 

Minimum Rear Yard:      None 

 

Maximum Height:    40 feet 
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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. 3 

The Test of Highest and Best Use is applied to an improved property both as 

improved and as if vacant. Vacant properties are generally only given the as 

vacant test. The Highest and Best Use as vacant may be the same or different as 

the Highest and Best use as improved. 

 

1. Legally Permissible: The subject property as if vacant is considered by the City 

of Huron to be legally conforming.  

 

2. Physically Possible: The subject site as if vacant has physical attributes suitable 

for uses compatible to the zoning designation. 

 

3. Financially Feasible: The property as if vacant is located in an area with other 

commercial properties that are used for entertainment. The development of the 

subject property as if vacant for a commercial business that would take advantage 

of the local and tourism trade is considered to be a financially feasible use. 

 

4. Maximally Productive: The property as if vacant is located in an area with other 

commercial properties that are used for entertainment businesses. The 

development of the subject property as if vacant for a commercial business that 

would take advantage of the local and tourism trade would provide the most 

productive use of the property as if vacant. 

Highest and Best Use of the Site 

Among all reasonable, alternative uses, the use that yields the highest present land value, 

after payments are made for labor, capital, and coordination. The use of a property based 

on the assumption that the parcel of land is vacant, or can be made vacant by demolishing 

any improvements. The highest and best use of the site, as vacant, is considered to be the 

uses allowed by zoning that would contribute to the total market value. 

Subject property as vacant is legally conforming to current zoning regulations, and meets 

the requirements for physically possible which in turn results in financial feasibility and 

maximum productivity. The property as if vacant is located in an area with other 

commercial properties that are used for entertainment businesses. The development of the 

subject property as if vacant for a commercial business that would take advantage of the 

local and tourism trade would provide the most productive use of the property as if 

vacant. 

 
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute 2010) 
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Ideal Improvement 

The improvement that takes maximum advantage of the site’s potential given the market 

demand, conforms to current market standards and the character of the market area, and 

contains the most suitably priced components; the improvement that represents the 

highest and best use of the land as though vacant.4 

 

1. Legally Permissible: The subject property as improved is considered by the City 

of Huron to be legally conforming.  

 

2. Physically Possible: The subject site as improved has physical attributes suitable 

for uses compatible to the zoning designation. The building on the property shows 

that construction of buildings is conducive to the site conditions. 

 

3. Financially Feasible: The property as improved has been used as a commercial 

entertainment business for many years, and has provide income from the business 

revenue and recently rental of the property. The continued operation of a 

commercial business that provides income to the owner. 

 

4. Maximally Productive: The highest and best use of the subject property as 

improved is for the continued operation of a commercial business that provides 

income to the owner. 

Highest and Best Use as Improved 

The use that should be made of the property as it exists. An existing improvement should 

be renovated or retained as is so long as it continues to contribute to the total market 

value of the property, or until the return from a new improvement would more than offset 

the cost of demolishing the existing building and constructing a new one.5 

The highest and best use of the subject as improved is for continued use as a commercial 

business. 

 

 

 

 
4 Ibid 
5 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute 2010) 
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Valuation Methodology 
Three basic approaches to value may be used to arrive at an estimate of market value. 

They are: 

 

1. The Cost Approach to Value 

2. The Income Approach to Value 

3. The Sales Comparison Approach to Value 

Cost Approach to Value 

The Cost Approach to Value is summarized as follows: 

 

Cost New 

- Depreciation 

+ Land Value 

= Value 

Income Approach to Value 

The Income Approach to Value converts the anticipated flow of future benefits (income) 

to a present value estimate through a capitalization and or a discounting process. 

Sales Comparison Approach to Value 

The Sales Comparison Approach to Value 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.  

Analyses Applied 

A Cost Approach to Value was considered and was not developed because the age of 

the improvements makes the depreciation difficult to accurately measure. 

 

A Sales Comparison Approach to Value was considered and was developed because 

there is adequate data to develop a value estimate and this approach reflects market 

behavior for this property type.        

        

An Income Approach to Value was considered and was not developed as properties like 

the subject are typically owner occupied and not purchased by an investor to create an 

income stream from rental to a tenant. 
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Sales Comparison Approach to Value 

The Sales Comparison Approach to Value 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 to Value. 

 

• 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 to Value. 
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Comparable Sales 

We have researched six comparable sales for this analysis; due to a lack of sales of 

entertainment properties like the subject, sales of other large buildings that could have 

uses similar to the subject were selected. Due to a lack of sales of similar properties in the 

City of Huron, the area was expanded to include all of Erie, Lorain, Ottawa and Sandusky 

Counties. These sales are documented on the following pages followed by a location map 

and sales analysis grid. All sales have been researched and verified. 

 

Comparable Address Grantor/ 

Grantee 

Price/ 

Date 

GBA/ 

Price per SF 

Construction/ 

Year Built 

Subject 125 Main  

Huron 

G&C Kingpins/ 

N/A 

N/A/ 

N/A 

16,985 SF/ 

N/A 

Masonry/ 

1947 

1 4523 Liberty 

Vermilion 

Tim Pence Invest/ 

PAS Bowling LLC 

$600,000/ 

02/08/2023 

20,958 SF/ 

$28.63/SF 

Masonry, Metal/ 

1959 

2 2155 E Gill 

Port Clinton 

Port Clinton of 

Ohio/VFPC Prop 

$1,500,000/ 

01/24/2025 

12,709 SF/ 

$118.03/SF 

Steel/ 

1987 

3 2206 Cleveland 

Sandusky 

Firelands Auto/ 

Cedar Point Park 

$1,500,000/ 

10/16/2023 

15,614 SF/ 

$96.07/SF 

Steel, Masonry/ 

1989 

4 111 SE Catawba 

Port Clinton 

Floorstiles LLC/ 

DPTS Holdings 

$750,000/ 

12/15/2023 

11,500 SF/ 

$65.22/SF 

Steel/ 

1976 

5 1728 Sadler  

Sandusky 

K&M Property/ 

DL Carwash 

$600,000/ 

10/31/2025 

15,220 SF/ 

$39.42/SF 

Masonry/ 

1830 

6 1154 W State  

Fremont 

Brindley Invest/ 

Price, Rafkin 

$637,500/ 

12/01/2025 

10,500 SF/ 

$60.71/SF 

Masonry/ 

1982 
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Comparable Sale #1 
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Transaction Information 

 
Address: 4523 Liberty Avenue, Vermilion, Ohio 

 

Auditor Parcel Number: 0100001710001 

 

Legal Description: N/A 

 

Grantor: Tim Pence Investments, Inc. 

 

Grantee: PAS Bowling LLC 

 

Sale Date: 02/08/2023 

 

Price: $600,000 

 

Price per SF: $28.63/SF 

 

Financing: Conventional 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: None 

 

Verification Source: Public Records, NOW MLS, Property Owner 

Site Information 
 
Property Type: Commercial 

 

Site Size: 2.28 acres 

 

Road Frontage: 163 feet on Liberty Avenue 

 

Shape: Rectangular 

 

Location: Above Average 

 

Utilities: Electric, Natural Gas, Public Water and Sewer 

 

Topography: Level and at street grade 

 

Zoning: B-3: Highway Commercial 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 9.73 miles NE 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: There is an additional building on the subject site with ownership listed as 

Vermilion Boat Storage and an address of 4525 Liberty Avenue. This building was not included 

in the sale price for the bowling alley and is under condominium ownership according to one of 

the property owners interviewed. 

 

Number of Stories: 1 

 

Gross Building Area: 20,958 SF 

 

Construction Type: Masonry, metal 

 

Year Built: 1959 

 

Condition: Average 

 

Roof Cover: Metal, Asphalt 

 

Exterior: Masonry, metal, brick 

 

Heating/Cooling: Forced Air Units/HVAC 

 

Personal Property Included in Sale Price: The owner stated that all equipment and licenses 

were included in the $600,000 sale price 

 

Previous/Current Use: Bowling business/Bowling business 
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Comparable Sale #2 
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Delahunt Appraisal Service  77 
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Delahunt Appraisal Service  85 
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Transaction Information 
 
Address: 2155 East Gill Road, Port Clinton, Ohio 

 

Auditor Parcel Number: 0200723109569006 

 

Legal Description: S4 T6 R17 PT NE 1/4 

 

Grantor: Port Clinton of Ohio LLC 

 

Grantee: VFPC Property Partners LLC 

 

Sale Date: 01/24/2025 

 

Price: $1,500,000. Currently advertised for sale at $1,675,000, or $131.80/SF 

 

Price per SF: $118.03 

 

Financing: Cash 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: None. Currently advertised for sale at $1,675,000 

 

Verification Source: Public Records, LoopNet, MLS NOW 

Site Information 
 
Property Type: Commercial 

 

Site Size: 2.42 acres 

 

Road Frontage: 595 feet on East Gill Road 

 

Shape: Irregular 

 

Location: Above Average 

 

Utilities: Electric, Nat. Gas, Public Water and Sewer 

 

Topography: Level 

 

Zoning: C-2: General Commercial 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 19.30 miles NW 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: 0 

 

Number of Stories: 1 

 

Gross Building Area: 12,709 SF 

 

Construction Type: Steel 

 

Year Built: 1987 

 

Condition: Above Average 

 

Roof Cover: Metal 

 

Exterior: Metal and Brick 

 

Heating/Cooling: HVAC in office only. Unit heat in garage area 

 

Personal Property Included in Sale Price: None 

 

Previous/Current Use: Automobile sales and service/Vacant 
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Comparable Sale #3 
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Delahunt Appraisal Service  92 
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Transaction Information 
 
Address: 2206 Cleveland Road, Sandusky, Ohio 

 

Auditor Parcel Number: 57-04253.000 

 

Legal Description: OL3 DAR SURV S SIDE CLEVELAND RD 3.8471AC 

 

Grantor: Firelands Auto Real Estate LLC 

 

Grantee: Cedar Point Park LLC 

 

Sale Date: 10/16/2023 

 

Price: $1,500,000 

 

Price per SF: $96.07 

 

Financing: Cash 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: Advertised on LoopNet for an unknown length of time 

 

Verification Source: Public Records, LoopNet 

Site Information 
 
Property Type: Commercial 

 

Site Size: 3.85 acres 

 

Road Frontage: 276 feet on Cleveland Road 

 

Shape: Irregular 

 

Location: Good 

 

Utilities: Electric, Nat. Gas, Public Water and Sewer 

 

Topography: Level 

 

Zoning: GB: General Business 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 5.96 miles NW 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: 1 

 

Number of Stories: 1 

 

Gross Building Area: 15,614 SF 

 

Construction Type: Steel, Masonry 

 

Year Built: 1989 

 

Condition: Above Average 

 

Roof Cover: Metal, Membrane 

 

Exterior: Metal and Masonry 

 

Heating/Cooling: HVAC in office only. Unit heat in garage area 

 

Personal Property Included in Sale Price: None 

 

Previous/Current Use: Automobile sales and service/Cedar Point offices 
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Comparable Sale #4 
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Delahunt Appraisal Service  103 
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Delahunt Appraisal Service  106 

Transaction Information 
 
Address: 111 SE Catawba Road, Port Clinton, Ohio 

 

Auditor Parcel Number: 0200783010375000 

 

Legal Description: S35 T07 R17 PT NE SE 

 

Grantor: Floorstiles LLC 

 

Grantee: DPTS Holdings LLC 

 

Sale Date: 12/15/2023 

 

Price: $750,000 

 

Price per SF: $65.22 

 

Financing: Cash 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: Advertised on Firelands MLS for one day for comparable sale purposes 

 

Verification Source: Public Records, Firelands MLS, MLS NOW 

Site Information 
 
Property Type: Commercial 

 

Site Size: 1.89 acres 

 

Road Frontage: 184 feet on SE Catawba Road 

 

Shape: Irregular 

 

Location: Good 

 

Utilities: Electric, Nat. Gas, Public Water and Sewer 

 

Topography: Level 

 

Zoning: C-2: General Commercial 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 18.04 miles NW 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: 0 

 

Number of Stories: 1 

 

Gross Building Area: 11,500 SF 

 

Construction Type: Steel 

 

Year Built: 1976 

 

Condition: Above Average 

 

Roof Cover: Metal 

 

Exterior: Metal 

 

Heating/Cooling: HVAC in office/Heat only in storage area 

 

Personal Property Included in Sale Price: None Known 

 

Previous/Current Use: Unknown/Golf cart sales, repair and storage 
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Comparable Sale #5 
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Transaction Information 

 
Address: 1728 Sadler Street, Sandusky, Ohio 

 

Auditor Parcel Number: 57-04882.000 

 

Legal Description: OL 31 S1/2 S OF SOUTHWORK 1.3439A 

 

Grantor: K&M Property Holding LLC 

 

Grantee: DL Carwash LLC 

 

Sale Date: 10/31/2025 

 

Price: $600,000 

 

Price per SF: $39.42/SF 

 

Financing: Conventional 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: 281 

 

Verification Source: Public Records, Firelands MLS, Appraiser Records 

 

Site Information 
Property Type: Commercial 

 

Site Size: 1.34 acres 

 

Road Frontage: 66 feet on Sadler Street 

 

Shape: Irregular 

 

Location: Average 

 

Utilities: Electric, Natural Gas, Public Water and Sewer 

 

Topography: Level and at street grade 

 

Zoning: CS: Commercial Service 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 8.34 miles NW 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: 1 

 

Number of Stories: 1 

 

Gross Building Area: 15,220 SF 

 

Construction Type: Masonry 

 

Year Built: 1830 

 

Condition: Average 

 

Roof Cover: Metal, Asphalt 

 

Exterior: Masonry 

 

Heating/Cooling: Forced Air Units/HVAC in office 

 

Personal Property Included in Sale Price: None 

 

Previous/Current Use: Customized automobiles/Unknown 
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Comparable Sale #6 
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Delahunt Appraisal Service  119 
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Transaction Information 
 
Address: 1154 West State Street, Fremont, Ohio 

 

Auditor Parcel Number: 34-50-00-1394-01 

 

Legal Description: 1394 SPT WPT, 1396 SPT & NPT SPT, & 1395 SPT 

 

Grantor: Brindley Investments Ltd. 

 

Grantee: Michael J. Price, Barry Raskin, Linda Olafson, Trustees 

 

Sale Date: 12/01/2025 

 

Price: $637,500 

 

Price per SF: $60.71 

 

Financing: Cash 

 

Concessions: None 

 

Property Rights: Fee Simple 

 

Days on Market: Advertised on LoopNet for an unknown number of days 

 

Verification Source: Public Records, LoopNet, MLS NOW 

Site Information 
 
Property Type: Commercial 

 

Site Size: 0.69 acre 

 

Road Frontage: 130 feet on Franklin Street. 193 feet on West State Street 

 

Shape: Irregular 

 

Location: Above Average  

 

Utilities: Electric, Nat. Gas, Public Water and Sewer 

 

Topography: Level 

 

Zoning: B-2: General Commercial 

 

Encumbrance or Easement: None Known 

 

Environmental Issues: None Known 

 

Proximity to Subject: 29.82 miles SW 
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Improvements Information 

 
Number of Buildings: 1 

 

Outbuildings: 0 

 

Number of Stories: 1 

 

Gross Building Area: 10,500 SF 

 

Construction Type: Masonry 

 

Year Built: 1982 

 

Condition: Above Average 

 

Roof Cover: Rubber Membrane 

 

Exterior: Masonry 

 

Heating/Cooling: HVAC  

 

Personal Property Included in Sale Price: None Known 

 

Previous/Current Use: Rite Aid Drug Store. Family Dollar Store/Current use unknown 
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Subject Property and Comparable Sales Location Map 
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Comparable Sales Analysis Grid 

 
 Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 

Address 
 

125 Main 
Street 

4523 Liberty 
Avenue 

2155 East 
Gill Road 

2206 
Cleveland 

Road 

111 SE 
Catawba 

Road 

1728 Sadler 
Street 

1154 West 
State Street 

City Huron Vermilion Port Clinton Sandusky Port Clinton Sandusky Fremont 

State Ohio Ohio Ohio Ohio Ohio Ohio Ohio 

Date of Sale N/A 02/08/2023 01/24/2025 10/16/2023 12/15/2023 10/31/2025 12/01/2025 

Price N/A $600,000 $1,500,000 $1,500,000 $750,000 $600,000 $637,500 

GBA 16,985 SF 20,958 SF 12,709 SF 15,614 SF 11,500 SF 15,220 SF 10,500 SF 

Sale Price  

per SF 

 

N/A 

 

$28.63/SF 

 

$118.03/SF 

 

$96.07/SF 

 

$65.22/SF 

 

$39.42/SF 

 

$60.71/SF 

Property 
Rights 

 
Fee Simple 

 
Fee Simple 

 
Fee Simple 

 
Fee Simple 

 
Fee Simple 

 
Fee Simple 

 
Fee Simple 

Financing N/A Conventional Cash Cash Cash Conventional Cash 

Conditions of 

Sale 

 

N/A 

Arm’s 

Length 

Arm’s 

Length 

Arm’s 

Length 

Arm’s 

Length 

Arm’s 

Length 

Arm’s 

Length 

Market 

Conditions 

 

Average 

 

Average 

 

Average 

 

Average 

 

Average 

 

Average 

 

Average 

Location Average (+) Average (+) Average (+) Good Good Average Average (+) 

Adjustment N/A = = -5% -5% +5% = 

GBA 16,985 SF 20,958 SF 12,709 SF 15,614 SF 11,500 SF 15,220 SF 10,500 SF 

Adjustment  +5% -5% = -5% = -5% 

Year(s) Built 1947 1959 1987 1989 1976 1830 1982 

Adjustment  = -5% -5% -5% +5% -5% 

Site Size 0.75 acre 2.28 acres 2.42 acres 3.14 acres 1.89 acres 1.34 acres 0.69 acre 

Adjustment  -10% -10% -20% -5% -5% = 

Construction 

Type 

 

Masonry 

 

Masonry 

 

Steel 

Steel, 

Masonry 

 

Steel 

 

Masonry 

 

Masonry 

Adjustment  = = = = = = 

Condition Average Average Average (+) Average (+) Average (+) Average Average (+) 

Adjustment  = -5% -5% -5% = -5% 

Street/Road 

Frontage 

381 feet on 

two streets 

 

275 feet 

 

595 feet 

 

277 feet 

 

184 feet 

 

66 feet 

323 feet on 

two streets 

Adjustment  +10% +5% +10% +10% +10% = 

Total 
Adjustments 

 
 

 
+5% 

 
-20% 

 
-25% 

 
-15% 

 
+15% 

 
-15% 

Adjusted 

Sale Price  

per SF 

  

 

$30.06/SF 

 

 

$94.42/SF 

 

 

$72.05/SF 

 

 

$55.44/SF 

 

 

$45.33/SF 

 

 

$51.61/SF 
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Comparable Sale Adjustments 

Location 

Comparable Sales were adjusted for the location of the property. Comparable sales #3 

and #4 require downward adjustments for their locations with higher traffic volumes and 

better exposure, as compared to the subject. Comparable sale #5 requires an upward 

adjustment for its location on a less traveled street with less public exposure. 

Gross Building Area (GBA) 

Comparable Sales were adjusted for the size of the building improvements. Comparable 

sales #2, #4 and #6 require downward adjustments for having smaller building 

improvements than the subject. Generally, smaller buildings sell for more on a square 

foot basis than do larger buildings. Comparable sale #1 requires an upward adjustment 

for having larger building improvements than the subject. Generally, larger buildings sell 

for less on a square foot basis than do smaller buildings. 

Year Built 

Comparable Sales were adjusted for the age of building improvements. Comparable sales 

#2, #3, #4 and #6 require downward adjustments for having, overall newer building 

improvements than the subject. Comparable sale #5 requires an upward adjustment for 

having overall, older building improvements than the subject. 

Site Size  

Comparable Sales were adjusted for the size of the site. All comparable sales except 

comparable sale #6 require downward adjustments for having larger site sizes than the 

subject. 

Condition 

Comparable Sales were adjusted for the condition of the building improvements at the 

time of the sale. Comparable sales #2, #3, #4 and #6 require downward adjustments for 

the superior condition of their building improvements at the time of the sale. 

Street/Road Frontage 

Comparable Sales were adjusted for the number of feet of road frontage. All comparable 

sales except comparable sale #6 require upward adjustments for having less street/road 

frontage than the subject. 
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Sales Comparison Approach to Value Conclusion  

The adjusted square foot prices of the comparable sales range from $30.06 to $94.42.  All 

of the value indications have been considered, and in the final analysis, most influence 

given to comparable sale #1 which was the only bowling alley that sold recently in our 

market area, arriving at our final reconciled per square foot value of $40.00. 

 

As Is Market Value – as of November 24, 2025 

Price per Square Foot: 

Gross Building Area: 

Indicated Value: 

Rounded:  

$40.00 

16,985 SF 

$679,400 

$679,000 

 Six Hundred Seventy-nine Thousand Dollars 
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Final Reconciliation 
The process of reconciliation involves the analysis of each approach to value. The quality 

of data applied, the significance of each approach as it relates to market behavior and 

defensibility of each approach are considered and weighed. Finally, each is considered 

separately and comparatively with each other. Since only the Sales Comparison 

Approach to Value is used in this appraisal report, no reconciliation with the other 

methods of valuation is necessary. 

Value Indications 

 

Cost Approach to Value: 

 

N/A 

 

 

Sales Comparison Approach 

To Value: 

 

 

 

 

$679,000 

 

Income Approach to Value: 

 

N/A 

 

 

Cost Approach to Value 

A Cost Approach to Value was considered and was not developed because the age of 

the improvements makes the depreciation difficult to accurately measure. 

Sales Comparison Approach to Value 

A Sales Comparison Approach to Value was considered and was developed because 

there were recent sales of similar properties that could compete with the subject property. 

This approach reflects market behavior for this property type.    

Income Approach to Value 

An Income Approach to Value was considered and was not developed as properties like 

the subject are typically owner occupied and not purchased by an investor to create an 

income stream from rental to a tenant. 

 

Estimated Value as of November 24, 2025: $679,000 

 

This value estimate is for the real estate only.  No FF&E (furniture, fixtures and 

equipment) business value or goodwill) is included in the value estimate. 
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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 our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

 

• We have no present or prospective interest in the property that is the subject of this appraisal and no personal 

interest with respect to the parties involved. 

 

• We have performed no services, as appraisers or in any other capacity, regarding the property that is the 

subject of this appraisal within the three-year period immediately preceding the date of this report. 

 

• Our compensation for completing this assignment is not contingent upon the development or reporting of 

predetermined results or the occurrence of a subsequent event directly related to the intended use of this 

appraisal. 

 

• Our analyses, opinions, and conclusions were developed, and this report was prepared, in conformity with the 

Uniform Standards of Professional Appraisal Practice (USPAP). 

 

• Cautions: 

 

• This report is intended solely for the use of the client identified in the report addendum and should not be 

used for any other purpose without the prior written consent of the appraiser. 

 

• The appraisers assume no responsibility for any loss or damage resulting from the use of this report by any 

unauthorized persons. 

 

• The appraisers have made reasonable efforts to obtain accurate information, but the appraisers do not 

guarantee or warrant the accuracy, completeness, or correctness of the information provided. 

 

• The appraisers have conducted a visual inspection of the property and have relied on information provided by 

the client and other sources. The appraisers have not conducted a comprehensive inspection or investigation 

of the property. 

 

• The appraisers have made certain assumptions and limiting conditions that may affect the analyses, opinions, 

and conclusions presented in this report. These assumptions and limiting conditions are detailed in the report 

addendum. 

 

• This restricted appraisal report is not intended for use in mortgage financing and should not be used as such. 

 

• James F. Delahunt has made an inspection of the subject property. 

 

• William D. Harlan has made an inspection of the subject property. 

 

     
 

James F. Delahunt 

Ohio-382461 

 

                    William D. Harlan 

                    Ohio-2011000156 
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Appraiser Qualifications – James F. Delahunt 
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Appraiser Qualifications – William D. Harlan 

 
 


