
Parcels Parcel No. Description Area (ac) Appraisal Appr. Fee Title Total

1 57-15-08-200-001.000-021 SE Albion Road - Adjacent

2 57-15-08-200-018.000-021 NE Albion Road - Adjacent

3 57-15-08-200-002.000-021 SW Albion Road - Adjacent

4 57-15-08-200-017.000-021 NW Albion Road - Adjacent

5 57-15-08-200-016.000-021 NW of Easement

Parcels Parcel No. Description Area (ac) Appraisal Appr. Fee Title Total

1 57-15-08-200-001.000-021 SE Albion Road - Adjacent 2.33 $14,700 $125 $110 $14,935

2 57-15-08-200-018.000-021 NE Albion Road - Adjacent 0.206 $1,300 $125 $110 $1,535

3 57-15-08-200-002.000-021 SW Albion Road - Adjacent 0.507 $3,265 $83 $110 $3,458

4 57-15-08-200-017.000-021 NW Albion Road - Adjacent 0.717 $4,617 $83 $110 $4,810

5 57-15-08-200-016.000-021 NW of Easement 0.096 $618 $83 $110 $812

2.53 $250

1.32 $8,500 $250

$16,470

$9,080

$16,000

$550
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EXHIBIT “A”

Parcel 1:
A part of a parcel of land conveyed to Scott Kessler and Tammie Kessler by Deed recorded in 
Deed Record Book 220, Page 581, in the Office of the Recorder, Noble County, being situated in 
the West Half of the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of 
Section 8, Township 34 North, Range 09 East, Noble County, Indiana, and more particularly 
described as follows:

Commencing at the northeast corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8; thence SOUTH, along the East line of the said 
West Half of the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 
8, a distance of 210.00 feet to the Point of Beginning; thence continuing SOUTH along the said 
east line to the southeast corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of said Section 8 to the southeast corner of the West Half of the 
Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 8; thence South 
87 degrees, 19 minutes, 55 seconds Waest, along the south line of the Southeast Quarter of said 
Section 8 to the southwest corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8; thence North 02 degrees, 18 minutes, 31 seconds 
West, a distance of 47.00 feet along the West line of the West Half of the Southwest Quarter of 
the Southeast Quarter of the Southeast Quarter to a point on the proposed southeasterly right-of-
way line of Albion Road; thence northeasterly along the said proposed right-of-way line of 
Albion Road by the following three (3) courses: Northeasterly a distance of 210.22 fest on a 
curve concave to the northwest, having a radius of 379.00 feet and subtended by a chord having 
a length of 207.54 feet and a bearing of North 34 degrees, 07 minutes, 10 seconds East; thence 
North 18 degrees, 11 minutes, 08 seconds East, a distance of 237.21 feet: thence northeasterly, a 
distance of 34.36 feet along a curve concave to the southeast, having a radius of 319.20 feet and 
subtended by a chord having a length of 34.34 fast and a bearing of North 21 degrees, 16 
minutes, 15 seconds East; thence North 88 degrees, 31 minutes, 09 seconds East, along a line 
parallel with and 210.00 feet south of the north line of the West Half of the Southwest Quarter of 
the Southeast Quarter of the Southeast Quarter of Section 8, a distance of 117 feet, more or less, 
to the Point of Beginning; containing 2.33 acres more or less.

Parcel 2:

Commencing at the northeast corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8, Township 34 North, Range 09 East; thence 
SOUTH along the east line of the said West Half, a distance of 80.35 feet to a point on the 
proposed southeasterly right-of-way line of Albion Road, said point being the Point of 
Beginning; thence continuing south along the said east line, a distance of 129.85 feet thence 
South 88 degrees, 31 minutes, 09 seconds West, along a line parallel with and 210.00 feet south 
of the West Half of the Southwest quarter of the Southeast Quarter of the Southeast Quarter of 
said Section 8, a distance of 117 feet, more or less, to a point on the proposed southeasterly right- 
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of-way line of Albion Road; thence northeasterly, a distance of 175.54 feet along the said 
proposed right-of-way line, on a curve concave to the southeast having a radius of 319.00 feet 
and subtended by a chord having a length of 173.33 feet and a bearing of North 40 degrees, 07 
minutes, 11 seconds East, to the Point of Beginning; containing 0.206 acre, more or less.

Parcel 3:

A part of a parcel of land conveyed to Scott Kessler and Tammie Kessler by Deed recorded in 
Deed Record Book 220, Page 581, in the Office of the Recorder, Noble County, being situated in 
the West Half of the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of 
Section 8, Township 34 North, Range 089 East, Noble County, Indiana, and more particularly 
described as follows:

Commencing at the northeast corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8; thence SOUTH, a distance of 210.00 feet along 
the east line of the West Half of the Southwest Quarter of the Southeast Quarter of the Southeast 
Quarter of said Section 8; thence South 88 degrees, 31 minutes, 09 seconds West, along a line 
parallel with and 210.00 feet south of the north line of the West Half of the Southwest Quarter of 
the Southeast Quarter of the Southeast Quarter of Section 8, a distance of 117 feet, more or less, 
to the proposed southeasterly right-of-way line of Albion Road, said point being the Point of 
Beginning; thence southwesterly along the said proposed Albion Road right-of- way by the 
following three (3) courses: Southwesterly, a distance of 34.36 feet on a nontangent curve 
concave to the southeast, having a radius of 319.00 feet and subtended by a chord having a 
length of 34.34 feet and a bearing of South 21 degrees, 16 minutes, 15 seconds West; thence 
South 18 degrees, 11 minutes, 08 seconds West, a distance of 237.21 feet: thence southwesterly, 
a distance of 210.22 feet on a curve concave to the northwest having a radius of 379.00 feet and 
subtended by a chord having a length of 207.54 feet and & bearing of South 34 degrees, 07 
minutes, 10 seconds West, to a point on the west line of the West Half of the Southwest Quarter 
of the Southeast Quarter of the Southeast Quarter of said Section 8; thence North 02 degrees, 18 
minutes, 31 seconds West along the said west line, a distance of 9.85 feet to a point on the east 
right-of-way line of the existing Albion Road; thence northerly along the said existing Albion 
Road right-of-way by the following two (2) courses: Northeasterly, a distance of 80.51 feet along 
a curve concave to the northwest, having a radius of 154.26 feet and subtended by a chord 
having a length of 79.80 feet and a bearing of North 12 degrees, 14 minutes, 31 seconds East; 
thence North 02 degrees, 18 minutes, 31 seconds West, a distance of 85.47 feet; thence North 87 
degrees, 41 minutes, 30 seconds East, a distance of 40.71 feet; thence northeast, a distance of 
16.86 fest along a curve concave to the northwest, having a radius of 319.00 feet and subtended 
by a chord having a length of 16.85 fest and a bearing of North 19 degrees, 45 minutes, 05 
seconds East; thence North 18 degrees, 11 minutes, 06 seconds East, a distance of 237.21 feet; 
thence northeast, a distance of 12.26 feet along a curve concave to the southeast, having a radius 
of 379.00 feet and subtended by a chord having a length of 12.25 feet and a bearing of North 19 
degrees, 06 minutes, 44 seconds East to a point on a line parallel with and 210.00 feet south of 
the north line of the West Half of the Southwest Quarter of the Southeast Quarter of the 
Southeast Quarter of Section 8; thence North 88 degrees, 31 minutes, 09 seconds East, along the 
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said line, a distance of 65.47 feet to the Point of Beginning; containing 0.508 acre, more or less, 
the intent being to describe a permanent right-of-way of varying width across the Kessler 
property.

Parcel 4:

A part of a parcel of land conveyed to Lenville E. Gregory by Deed Recorded in Deed Record 
Book 1685, Page 4, in the Office of the Recorder, being situated in the West Half of the 
Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 8, Township 34 
North, Range 09 East, in Noble County, Indiana, and more particularly described as follows:

Commencing at the northeast corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8, Township 34 North, Range 09 East; thence 
SOUTH, a distance of 210 feet along the east line of the West Half of the Southwest Quarter of 
the Southeast Quarter of the Southeast Quarter of Section 8; thence South 88 degrees, 31 
minutes, 09 seconds West, along a line parallel with and 210 feet south of the north line of the 
said West Half of the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of 
Section 8 to a point 20.00 feet east of the west line of the West Half of the Southwest Quarter of 
the Southeast Quarter of the Southeast Quarter of Section 8, said point being the Point of 
Beginning; thence northerly and easterly along the existing east and south right-of-way line of 
Albion Road by the following three (3) courses: North 02 degrees, 18 minutes, 31 seconds West, 
a distance of 16.00 feet; thence northeasterly, a distance of 271.86 feet along a curve concave to 
the southeast, having a radius of 171.50 feet and subtended by a chard having a length of 244.28 
feet and a bearing of North 43 degrees, 06 minutes, 19 seconds East; thence North 88 degrees, 31 
minutes, 09 seconds East, a distance of 127.39 feet to a point on the proposed northwesterly 
right-of-way line of Albion Road; thence southwesterly, a distance of 256.10 feet along the said 
proposed Albion Road right-of-way on a curve concave to the Southeast having a radius of 379.0 
feet and subtended by a chord having a length of 255.10 feet and a bearing of South 39 degrees, 
23 minutes, 48 seconds West; thence South 88 degrees, 31 minutes, 09 seconds West, a distance 
of 134.58 feet along a line parallel with and 210 feet south of the north line of the West Half of 
the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 8 to the Point 
of Beginning; containing 0.717 acre, more or less.

Parcel 5:

A part of a parcel of land conveyed to Lenville E. Gregory by Deed Recorded in Deed Record 
Book 165, Page 4, in the Office of the Recorder, being situated in the West Half of the 
Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 8, Township 34 
North, Range 09 East, in Noble County, Indiana, and more particularly described as follows:

Beginning at the northwest corner of the West Half of the Southwest Quarter of the Southeast 
Quarter of the Southeast Quarter of Section 8; thence North 88 degrees, 31 minutes, 09 seconds 
East, a distance of 104.56 feet along the north line of the said West Half of the Southwest 
Quarter of the Southeast Quarter of the Southeast Quarter of Section 8 to a point on the 
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northwesterly right-of-way line of Albion Road; thence southwesterly, a distance of 149.89 feet 
along the said Albion Road right-of- way on a curve concave to the southeast, having a radius of 
211.50 fest and subtended by a chord having a length of 146.77 feet and a bearing of South 43 
degrees, 36 minutes, 17 seconds West, to a point on the west line of the aforedescribed West 
Half of the Southwest Quarter of the Southeast Quarter of the Southeast Quarter of Section 8; 
thence North 02 degrees, 18 minutes, 31 seconds West along the said west line, a distance of 
144.51 feet to the Point of Beginning; containing 0.096 acre, more or less.



______________________________________________________________________________                                      

ASSURANCE TITLE COMPANY
102 East Main Street

Albion, Indiana 46701
(260) 636-2692  (260) 636-2223 Fax

REPORT OF SEARCH
File 24-646

Names of Grantees in last deed of record:

County of Noble

Legal Description:
The following described real estate situated in Noble County, State of Indiana, to-wit:

See Attached Exhibit “A”

CERTIFICATION

The undersigned hereby certifies to Noble County that a proper search of the public records, as 
maintained by Noble County, Indiana, has been made for the period of time subsequent to June 
15, 1978 at 8:00 PM and prior to March 6, 2024 at 8:00 AM as to the above described real 
estate, and our findings are set forth on the attached pages.

Assurance Title Company

By: __________________________
Authorized Officer or Agent



Mortgages placed of record during the period of search: 

NONE

Taxes:
Parcel 1:
Taxes for 2023 payable 2024
Parcel No. 015-100332-01
Tax Unit of York
State ID No. 57-15-08-200-001.000-021
May 10 $0
November 10 $0
Assessed Valuation: Land $5,700 Improvements $0
Exemptions $0

Parcel 2:
Taxes for 2023 payable 2024
Parcel No. 015-100218-03
Tax Unit of York
State ID No. 57-15-08-200-018.000-021
May 10 $0
November 10 $0
Assessed Valuation: Land $400 Improvements $0
Exemptions $0

Parcel 3:
Taxes for 2023 payable 2024
Parcel No. 015-100332-00
Tax Unit of York
State ID No. 57-15-08-200-002.000-021
May 10 $0
November 10 $0
Assessed Valuation: Land $1,000 Improvements $0
Exemptions $0

Parcel 4:
Taxes for 2023 payable 2024
Parcel No. 015-100218-02
Tax Unit of York
State ID No. 57-15-08-200-017.000-021
May 10 $0
November 10 $0
Assessed Valuation: Land $1,400 Improvements $0
Exemptions $0



Parcel 5:
Taxes for 2023 payable 2024
Parcel No. 015-100218-01
Tax Unit of York
State ID No. 57-15-08-200-016.000-021
May 10 $0
November 10 $0
Assessed Valuation: Land $200 Improvements $0
Exemptions $0

Taxes for 2024 due and payable 2025, and subsequent taxes.

General judgment search:
(Strictly limited to the names hereinafter written and not otherwise and to those judgments entered during 
period of search.)

Judgment search has been made against County of Noble for ten years last past and NONE 
FOUND.

Other liens of record against the land:
None



LIMITATION OF LIABILITY

• Liability hereunder is limited to the party search is prepared for who shall sustain loss in reliance on 
information contained herein without actual knowledge of mistake, controversy or title defect. Liability 
shall in no case exceed the amount paid for this search.

• This is a search only of public records from which the information shown above was obtained and with 
respect thereto no liability is assumed for (a) the identity of any party named or referred to herein; (b) the 
validity, legal effect or priority of any matter shown; (c) the inaccuracy of the aforementioned public 
records; and (d) the physical condition of the land described herein.

MATTERS EXCLUDED

• Easements or claims of easements.
• Conditions, covenants and restrictions shown by the public records.
• Any law, ordinance or governmental regulation affecting the ownership or use of the land or the regulation 

of existing or future improvements.  





File No.

APPRAISAL OF

LOCATED AT:

CLIENT:

AS OF:

BY:

24-0257

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

Certified Residential Appraiser

Kyle Bolyard

April 18, 2024

Albion, IN, 46701

1118 E. Main Street

Noble County

Albion, IN  46701

W Albion Rd

Vacant Land

Hosler Appraisal, Inc.



File No.

File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as vacant.
The property r ights appraised are the fee simple interest in the site.

In my opinion, the defined value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certif ications.

24-0257

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

License #CR61400020

Hosler Appraisal, Inc.

Certified Residential Appraiser

Kyle Bolyard

Respectfully Submitted,

Sixteen Thousand  Dollars

$16,000

April 18, 2024

Albion, IN  46701

W Albion Rd

24-0257

Albion, IN, 46701

1118 E. Main Street

Noble County

April 22, 2024

Hosler Appraisal, Inc.



Land Appraisal Report File No.

The purpose of this appraisal report is to provide the client with a credible opinion of the defined value of the subject property, given the intended use of the appraisal.

Client Name/Intended User E-mail

Client Address City State Zip

Additional Intended User(s)

Intended Use

P
U

R
P

O
S

E

Property Address City State Zip

Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Property Rights Appraised Fee Simple Leasehold Other (describe)

S
U

B
J

E
C

T

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Prior Sale/Transfer: Date Price Source(s)

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)

Offerings, options and contracts as of the effective date of the appraisal

S
A

L
E

S
 H

IS
T

O
R

Y

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries High Commercial %

Pred. Other %

Neighborhood Description

Market Conditions (including support for the above conclusions)

N
E

IG
H

B
O

R
H

O
O

D

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Highest and best use of the subject property 

Utilities Public Other (describe) Public Other (describe) Off-site Improvements—Type Public Private

Electricity Water Street

Gas Sanitary Sewer Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments

S
IT

E

ITEM SUBJECT

DESCRIPTION

Address

Proximity to subject

Sales Price $

Price $ /

Data Source

Date of Sale and

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total)

Indicated Value

of Subject

COMPARABLE NO. 1

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 2

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 3

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparrison Approach

M
A

R
K

E
T

 D
A

T
A

 A
N

A
L

Y
S

IS

This appraisal is made "as is," subject to the following: 

Based on the scope of work, assumptions, limiting conditions and appraiser's certification, my (our) opinion of the defined value of the real property

that is the subject of this report is $ as of , which is the effective date of this appraisal.R
E

C
O

N
C

IL
IA

T
IO

N

Page 1 of 3
This form Copyright © 2005-2014 ACI, All Rights Reserved.

(gPAR™) General Purpose Appraisal Report  05/2010
GPARLAND_10 05252010

Produced using ACI software, 800.234.8727 www.aciweb.com

24-0257

Fair Market Value / Selling Purposes

None Known

46701INAlbion1118 E. Main Street

zack.smith@nobleco.govNoble County

X

9724.00York TownshipNoble County

0.00202357-15-08-200-001.000-021,57-15-08-200-018.000-021

Frl W1/2 Sw1/4 Se1/4 Section 8  2.33a (Road r/w on Albion Rd , Frl Se1/4 Section 8 (Road r/w on Albion Rd)

NobleCounty of Noble c/o Noble County Highway Dept.

46701INAlbionW Albion Rd

No offerings, options or contracts were noted by the appraiser at this time.

No sale or transfer history of the subject was noted three years 

prior to this appraisal. No sale or transfer history of the comparables was noted one year prior to their most current sales.

IRMLSN/AN/A

X

See Attached Addendum

The subject is located in a rural setting approximately five miles northwest of Albion in Noble County. The 

immediate neighborhood consists predominately of agricultural land with small and large acreage homesites scattered throughout the 

area. The subject has adequate access to local and regional amenities.

90Ag

10

35

150

1

200

750

50

County Line Rd to the North, County Line Rd to the South, County Line 

Rd to the West, and County Line Rd to the East

X

X

X

X

X

X

See Attached Addendum

03/02/201518113C0170DAEX

None

XChip & Seal

None

None

None

X

The current use is the highest and best use.

X

AgriculturalA1

ResidentialIrregular2.53 acIrregular ( 2 Lots )

ElectricUtilities

Full AE Flood ZoneFldZone/Esmt

County / PavedStreet Type

PrtWds,SwampTopography

2.53 ac/Residential

Rural

0ac

Albion, IN 46701

W Albion Rd

16,86747.0

-47.0

3,133X

Electric

Full AE Fld Zone

StateRd / Paved

Wooded,Swamp

-3,1333.00ac / Residnt

Rural

12/13/2023

IRMLS #202339210, DOM 29

6,667

20,000

28.00 Miles SW

South Whitley, IN 46787

S State Road 5

15,719378.0

-378.0

23,481X

Electric

Full AE Fld Zone

County / Paved

PrtWds,Swamp

-23,4816.31ac / Residnt

Rural

11/30/2023

J & S Auctions / Office File

6,212

39,200

22.00 Miles NE

LaGrange, IN 46761

4545 E 160 S

14,397112.2

-112.2

8,603X

Electric

-5,000Prt Pwrlne Esmt

County / Paved

Open, Level

-3,6033.00ac / Residnt

Rural

01/18/2023

IRMLS #202203553

7,667

23,000

10.00 Miles NE

Kendallville, IN 46755

E 500 N

See Attached Addendum

April 18, 202416,000

See Attached AddendumX

Hosler Appraisal, Inc.



Land Appraisal Report File No.

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appraisal Practice as " the type and extent of research and analyses in an 
assignment."  In short, scope of work is simply  what the appraiser did and did not do during the course of the assignment.  It includes, but is not 
limited to:  the extent to which the property is identified and inspected,  the type and extent of data researched,  the type and extent of analyses applied 
to arrive at opinions or conclusions.

The scope of this appraisal and ensuing discussion in this report are specific to the needs of the client, other identified intended users and to the 
intended use of the report.  This report was prepared for the sole and exclusive use of the client and other identified intended users for the identified 
intended use and its use by any other parties is prohibited.  The appraiser is not responsible for unauthorized use of the report.

The appraiser's certification appearing in this appraisal report is subject to the following conditions and to such other specific conditions as are 
set forth by the appraiser in the report.  All extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the 
assignment results.

1.  The appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or title thereto, nor does the appraiser render any opinion as to the title, which is 
assumed to be good and marketable.  The property is appraised as though under responsible ownership.

2.  Any sketch in this report may show approximate dimensions and is included only to assist the reader in visualizing the property.  The appraiser has made no survey of the property.

3.  The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been 
previously made thereto.

4.  Neither all, nor any part of the content of this report, copy or other media thereof (including conclusions as to the property value, the identity of the appraiser, professional designations, 
or the firm with which the appraiser is connected), shall be used for any purposes by anyone but the client and other intended users as identified in this report, nor shall it be conveyed by 
anyone to the public through advertising, public relations, news, sales, or other media, without the written consent of the appraiser.

5.  The appraiser will not disclose the contents of this appraisal report unless required by applicable law or as specified in the Uniform Standards of Professional Appraisal Practice.

6.  Information, estimates, and opinions furnished to the appraiser, and contained in the report, were obtained from sources considered reliable and believed to be true and correct.  
However, no responsibility for accuracy of such items furnished to the appraiser is assumed by the appraiser.

7.  The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would render it more or less valuable.  The appraiser assumes 
no responsibility for such conditions, or for engineering or testing, which might be required to discover such factors.  This appraisal is not an environmental assessment of the property and 
should not be considered as such.

8.  This appraisal report should not be used to disclose the condition of the property as it relates to the presence/absence of defects.  The client is invited and encouraged to employ qualified 
experts to inspect and address areas of concern.  If negative conditions are discovered, the opinion of value may be affected.

9.  Appraisals involving hypothetical conditions related to completion of new construction, repairs or alteration are based on the assumption that such completion, alteration or repairs will 
be competently performed. 

Additional Comments Related To Scope Of Work, Assumptions and Limiting Conditions
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Land Appraisal Report File No.

Appraiser's Certification

The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:

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

2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are the appraiser's personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

3.  Unless otherwise stated, the appraiser has no present or prospective interest in the property that is the subject of this report and has no personal interest with respect to the parties 
involved. 

4.  The appraiser has no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

5.  The appraiser's engagement in this assignment was not contingent upon developing or reporting predetermined results. 

6.  The appraiser's compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of 
the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

7.  The appraiser's analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

8.  Unless otherwise noted, the appraiser has made a personal inspection of the property that is the subject of this report. 

9.  Unless noted below, no one provided significant real property appraisal assistance to the appraiser signing this certification.  Significant real property appraisal assistance provided by:

Additional Certifications:

Definition of Value: Market Value Other Value:

Source of Definition:

ADDRESS OF THE PROPERTY APPRAISED: 

EFFECTIVE DATE OF THE APPRAISAL: 

APPRAISED VALUE OF THE SUBJECT PROPERTY  $

APPRAISER

Signature:

Name:

State Certification #

or License #

or Other (describe): State #:

State:

Expiration Date of Certification or License:

Date of Signature and Report:

Date of Property Viewing:

Degree of property viewing:

Did personally view Did not personally view

SUPERVISORY APPRAISER

Signature:

Name:

State Certification #

or License #

State:

Expiration Date of Certification or License:
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The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, 

the Buyer and seller, each acting prudently, knowledgeably and in their own best interest assuming the price is not affected by undue 

stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of the title from the lesser to 

buyer under conditions whereby: (1) Buyer are seller are typically motivated: (2) Both parties are well informed and well advised, and 

each is acting in what he or she considered his or her own best interest: (3) a reasonable time is allowed for exposure in the open 

market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the 

price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions 

granted by anyone associated with the sale.
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ADDENDUM

Client: Noble County File No.: 24-0257

Property Address: W Albion Rd Case No.:

City: Albion State: IN Zip: 46701

Addendum Page 1 of 1

Neighborhood Market Conditions
Market activity for single family residences been stable over the prior year with property values being generally stable over
the same twelve month period. At the same time vacant tracts of land for homesites, recreational use and agricultural use
have seen an increase in demand due to the lack of existing housing for sale and the lack of vacant lots currently on the
market. Mortgage interest rates are also expected to remain relatively high through the start of 2024 which is having a slight
impact on the market at this time.

Site Comments
The majority of the subject property is located in a AE Flood area. The site was mostly underwater at the time of the
inspection with limited accessability to a large portion of the property. For these reasons the subjects highest and best use if
for continued recreational purposes. The south branch of the Elkhart River runs along the immediate area with low swamp
ground surrounding a large portion of the neighborhood.

The subject also includes two separate parcels that are adjoining and could be marketed and sold as one single real estate
entity.

The subject site is similar in size and market appeal to the surrounding area.

Comments on Sales Comparison
All three sales along with the subject share similar market appeal and overall topography.  

Site adjustments were made for differences in acreage and overall locational appeal compared to the subject.

Comparables #1 and #2 are fully in AE Flood areas like the subject, with comparable #3 having a powerline easement
through a portion of the site, however still has areas which are buildable on the site meriting an adjustment.  

The adjusted comparables indicate a tight range of value for the subject with the appraiser giving more weight to the mid to
lower portion of the range due to the strength of the real estate market in this area.

Exposure time is estimated at 1-3 months.

The appraiser has provided no other services to the subject in the prior 3 years of the effective date of this appraisal.

Conditions of Appraisal
No warranty is given or implied.

No Environmental Study of the subject site was provided to the appraiser for review.

The subjects per acre value is estimated at $6,300/ac with the total site value being $16,000. ( Rounded )
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- - - - - - - - - - - - - -

- - - - - - - - - - - - - -

********* INVOICE *********

File Number:

Invoice # :
Order Date :
Reference/Case # :
PO Number :

$
$

Invoice Total $
State Sales Tax @ $
Deposit ( $ )
Deposit ( $ )

Amount Due $

Terms:

Please Make Check Payable To:

Fed. I.D. #:

24-0257

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

Hosler Appraisal, Inc.

Thank You !

26-1209371

Kendallville, IN 46755

119 W Mitchell St, Ste 5

HOSLER APPRAISAL, INC

250.00

0.00

250.00

250.00Fee For Services Rendered:

Albion, IN  46701

W Albion Rd

GPAR Land Appraisal For:

24-0257

Albion, IN, 46701

1118 E. Main Street

Noble County

April 22, 202424-0257
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APPRAISAL OF

LOCATED AT:

CLIENT:

AS OF:

BY:

24-0258

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

Certified Residential Appraiser

Kyle Bolyard

April 18, 2024

Albion, IN, 46701

1118 E. Main Street

Noble County

Albion, IN  46701

W Albion Rd

Vacant Land
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File No.

File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as vacant.
The property r ights appraised are the fee simple interest in the site.

In my opinion, the defined value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certif ications.

24-0258

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

License #CR61400020

Hosler Appraisal, Inc.

Certified Residential Appraiser

Kyle Bolyard

Respectfully Submitted,

Eight Thousand Five Hundred Dollars

$8,500

April 18, 2024

Albion, IN  46701

W Albion Rd

24-0258

Albion, IN, 46701

1118 E. Main Street

Noble County

April 22, 2024

Hosler Appraisal, Inc.



Land Appraisal Report File No.

The purpose of this appraisal report is to provide the client with a credible opinion of the defined value of the subject property, given the intended use of the appraisal.

Client Name/Intended User E-mail

Client Address City State Zip

Additional Intended User(s)

Intended Use

P
U

R
P

O
S

E

Property Address City State Zip

Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Property Rights Appraised Fee Simple Leasehold Other (describe)

S
U

B
J

E
C

T

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Prior Sale/Transfer: Date Price Source(s)

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)

Offerings, options and contracts as of the effective date of the appraisal

S
A

L
E

S
 H

IS
T

O
R

Y

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries High Commercial %

Pred. Other %

Neighborhood Description

Market Conditions (including support for the above conclusions)

N
E

IG
H

B
O

R
H

O
O

D

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Highest and best use of the subject property 

Utilities Public Other (describe) Public Other (describe) Off-site Improvements—Type Public Private

Electricity Water Street

Gas Sanitary Sewer Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments

S
IT

E

ITEM SUBJECT

DESCRIPTION

Address

Proximity to subject

Sales Price $

Price $ /

Data Source

Date of Sale and

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total)

Indicated Value

of Subject

COMPARABLE NO. 1

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 2

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 3

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparrison Approach

M
A

R
K

E
T

 D
A

T
A

 A
N

A
L

Y
S

IS

This appraisal is made "as is," subject to the following: 

Based on the scope of work, assumptions, limiting conditions and appraiser's certification, my (our) opinion of the defined value of the real property

that is the subject of this report is $ as of , which is the effective date of this appraisal.R
E

C
O

N
C

IL
IA

T
IO

N
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Fair Market Value / Selling Purposes

None Known

46701INAlbion1118 E. Main Street

zack.smith@nobleco.govNoble County

X

9724.00York TownshipNoble County

0.002023See Attached Addendum

See Attached Addendum

NobleCounty of Noble c/o Noble County Highway Dept.

46701INAlbionW Albion Rd

No offerings, options or contracts were noted by the appraiser at this time.

No sale or transfer history of the subject was noted three years 

prior to this appraisal. No sale or transfer history of the comparables was noted one year prior to their most current sales.

IRMLSN/AN/A

X

See Attached Addendum

The subject is located in a rural setting approximately five miles northwest of Albion in Noble County. The 

immediate neighborhood consists predominately of agricultural land with small and large acreage homesites scattered throughout the 

area. The subject has adequate access to local and regional amenities.

90Ag

10

35

150

1

200

750

50

County Line Rd to the North, County Line Rd to the South, County Line 

Rd to the West, and County Line Rd to the East

X

X

X

X

X

X

See Attached Addendum

03/02/201518113C0170DAEX

None

XChip & Seal

None

None

None

X

The current use is the highest and best use.

X

AgriculturalA1

ResidentialIrregular1.32 acIrregular ( 3 Lots )

ElectricUtilities

Full AE Flood ZoneFldZone/Esmt

County / PavedStreet Type

PrtWds,SwampTopography

1.32 ac/Residential

Rural

0ac

Albion, IN 46701

W Albion Rd

8,800

11,200X

Electric

Full AE Fld Zone

StateRd / Paved

Wooded,Swamp

-11,2003.00ac / Residnt

Rural

12/13/2023

IRMLS #202339210, DOM 29

6,667

20,000

28.00 Miles SW

South Whitley, IN 46787

S State Road 5

8,203

30,997X

Electric

Full AE Fld Zone

County / Paved

PrtWds,Swamp

-30,9976.31ac / Residnt

Rural

11/30/2023

J & S Auctions / Office File

6,212

39,200

22.00 Miles NE

LaGrange, IN 46761

4545 E 160 S

5,120

17,880X

Electric

-5,000Prt Pwrlne Esmt

County / Paved

Open, Level

-12,8803.00ac / Residnt

Rural

01/18/2023

IRMLS #202203553

7,667

23,000

10.00 Miles NE

Kendallville, IN 46755

E 500 N

See Attached Addendum

April 18, 20248,500

See Attached AddendumX

Hosler Appraisal, Inc.



Land Appraisal Report File No.

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appraisal Practice as " the type and extent of research and analyses in an 
assignment."  In short, scope of work is simply  what the appraiser did and did not do during the course of the assignment.  It includes, but is not 
limited to:  the extent to which the property is identified and inspected,  the type and extent of data researched,  the type and extent of analyses applied 
to arrive at opinions or conclusions.

The scope of this appraisal and ensuing discussion in this report are specific to the needs of the client, other identified intended users and to the 
intended use of the report.  This report was prepared for the sole and exclusive use of the client and other identified intended users for the identified 
intended use and its use by any other parties is prohibited.  The appraiser is not responsible for unauthorized use of the report.

The appraiser's certification appearing in this appraisal report is subject to the following conditions and to such other specific conditions as are 
set forth by the appraiser in the report.  All extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the 
assignment results.

1.  The appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or title thereto, nor does the appraiser render any opinion as to the title, which is 
assumed to be good and marketable.  The property is appraised as though under responsible ownership.

2.  Any sketch in this report may show approximate dimensions and is included only to assist the reader in visualizing the property.  The appraiser has made no survey of the property.

3.  The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been 
previously made thereto.

4.  Neither all, nor any part of the content of this report, copy or other media thereof (including conclusions as to the property value, the identity of the appraiser, professional designations, 
or the firm with which the appraiser is connected), shall be used for any purposes by anyone but the client and other intended users as identified in this report, nor shall it be conveyed by 
anyone to the public through advertising, public relations, news, sales, or other media, without the written consent of the appraiser.

5.  The appraiser will not disclose the contents of this appraisal report unless required by applicable law or as specified in the Uniform Standards of Professional Appraisal Practice.

6.  Information, estimates, and opinions furnished to the appraiser, and contained in the report, were obtained from sources considered reliable and believed to be true and correct.  
However, no responsibility for accuracy of such items furnished to the appraiser is assumed by the appraiser.

7.  The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would render it more or less valuable.  The appraiser assumes 
no responsibility for such conditions, or for engineering or testing, which might be required to discover such factors.  This appraisal is not an environmental assessment of the property and 
should not be considered as such.

8.  This appraisal report should not be used to disclose the condition of the property as it relates to the presence/absence of defects.  The client is invited and encouraged to employ qualified 
experts to inspect and address areas of concern.  If negative conditions are discovered, the opinion of value may be affected.

9.  Appraisals involving hypothetical conditions related to completion of new construction, repairs or alteration are based on the assumption that such completion, alteration or repairs will 
be competently performed. 

Additional Comments Related To Scope Of Work, Assumptions and Limiting Conditions
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Land Appraisal Report File No.

Appraiser's Certification

The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:

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

2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are the appraiser's personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

3.  Unless otherwise stated, the appraiser has no present or prospective interest in the property that is the subject of this report and has no personal interest with respect to the parties 
involved. 

4.  The appraiser has no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

5.  The appraiser's engagement in this assignment was not contingent upon developing or reporting predetermined results. 

6.  The appraiser's compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of 
the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

7.  The appraiser's analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

8.  Unless otherwise noted, the appraiser has made a personal inspection of the property that is the subject of this report. 

9.  Unless noted below, no one provided significant real property appraisal assistance to the appraiser signing this certification.  Significant real property appraisal assistance provided by:

Additional Certifications:

Definition of Value: Market Value Other Value:

Source of Definition:

ADDRESS OF THE PROPERTY APPRAISED: 

EFFECTIVE DATE OF THE APPRAISAL: 

APPRAISED VALUE OF THE SUBJECT PROPERTY  $

APPRAISER

Signature:

Name:

State Certification #

or License #

or Other (describe): State #:

State:

Expiration Date of Certification or License:

Date of Signature and Report:

Date of Property Viewing:

Degree of property viewing:

Did personally view Did not personally view

SUPERVISORY APPRAISER

Signature:

Name:

State Certification #

or License #

State:

Expiration Date of Certification or License:

Date of Signature:

Date of Property Viewing:

Degree of property viewing:

Did personally view Did not personally view

Page 3 of 3
This form Copyright © 2005-2014 ACI, All Rights Reserved.

(gPAR™) General Purpose Appraisal Report  05/2010
GPARLAND_10 05252010

Produced using ACI software, 800.234.8727 www.aciweb.com

24-0258

X

04/18/2024

04/22/2024

06/30/2024

IN

CR61400020

Kyle Bolyard

8,500

April 18, 2024

Albion, IN  46701
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The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, 

the Buyer and seller, each acting prudently, knowledgeably and in their own best interest assuming the price is not affected by undue 

stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of the title from the lesser to 

buyer under conditions whereby: (1) Buyer are seller are typically motivated: (2) Both parties are well informed and well advised, and 

each is acting in what he or she considered his or her own best interest: (3) a reasonable time is allowed for exposure in the open 

market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the 

price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions 

granted by anyone associated with the sale.
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ADDENDUM

Client: Noble County File No.: 24-0258

Property Address: W Albion Rd Case No.:

City: Albion State: IN Zip: 46701

Addendum Page 1 of 1

Legal Description
Frl Se1/4 Section 8  0.717a ( Road r/w on Albion Rd )
Frl Se1/4 Section 8 0.508a ( Road r/w on Albion Rd )
Frl W1/2 Sw1/4 Se1/4 N Pt Se1/4 Section 8  0.96a ( Road r/w on Albion Rd )

Parcel Numbers

57-15-08-200-017.000-021
57-15-08-200-002.000-021
57-15-08-200-016.000-021

Neighborhood Market Conditions
Market activity for single family residences been stable over the prior year with property values being generally stable over
the same twelve month period. At the same time vacant tracts of land for homesites, recreational use and agricultural use
have seen an increase in demand due to the lack of existing housing for sale and the lack of vacant lots currently on the
market. Mortgage interest rates are also expected to remain relatively high through the start of 2024 which is having a slight
impact on the market at this time.

Site Comments
The majority of the subject property is located in a AE Flood area. The site was mostly underwater at the time of the
inspection with limited accessability to a large portion of the property. For these reasons the subjects highest and best use if
for continued recreational purposes. The south branch of the Elkhart River runs along W Albion Rd to the south with low
swamp ground surrounding a large portion of the neighborhood.

The subject also includes three separate parcels with 2 adjoining and a third additional immediately NW. It should be noted
that there is a tract of land between the 0.096 acre parcel and the other two larger parcels. This tract of land does not appear
to be owned by any private individual. It appears this tract is owned by Noble County or the Indiana DNR. This appraisal will
assume that all three parcels being appraised can be marketed and sold as one single real estate entity.

The subject site is similar in size and market appeal to the surrounding area.
Comments on Sales Comparison
All three sales along with the subject share similar market appeal and overall topography.  

Site adjustments were made for differences in acreage and overall locational appeal compared to the subject.

Comparables #1 and #2 are fully in AE Flood areas like the subject, with comparable #3 having a powerline easement
through a portion of the site, however still has areas which are buildable on the site meriting an adjustment.  

The adjusted comparables indicate a tight range of value for the subject with the appraiser giving more weight to the mid to
lower portion of the range due to the strength of the real estate market in this area.

Exposure time is estimated at 1-3 months.

The appraiser has provided no other services to the subject in the prior 3 years of the effective date of this appraisal.

Conditions of Appraisal
No warranty is given or implied.

No Environmental Study of the subject site was provided to the appraiser for review.

The subjects per acre value is estimated at $6,500/ac with the total site value being $8,500. ( Rounded )



SUBJECT PROPERTY PHOTO ADDENDUM

Client: File No.:
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FRONT VIEW OF
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Appraised Date:
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STREET SCENE
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24-0258Noble County

8,500

April 18, 2024



COMPARABLE PROPERTY PHOTO ADDENDUM

Client: File No.:
Property Address: Case No.:
City: State: Zip:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

46701INAlbion
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20,000
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Extra Front View
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File No.

- - - - - - - - - - - - - -

- - - - - - - - - - - - - -

********* INVOICE *********

File Number:

Invoice # :
Order Date :
Reference/Case # :
PO Number :

$
$

Invoice Total $
State Sales Tax @ $
Deposit ( $ )
Deposit ( $ )

Amount Due $

Terms:

Please Make Check Payable To:

Fed. I.D. #:

24-0258

119 W Mitchell St, Ste 5, Kendallville, IN 46755

HOSLER APPRAISAL, INC

Hosler Appraisal, Inc.

Thank You !

26-1209371

Kendallville, IN 46755
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HOSLER APPRAISAL, INC

250.00

0.00

250.00

250.00Fee For Services Rendered:
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W Albion Rd

GPAR Land Appraisal For:
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