
























K. Wayne Cushing, CPA
Salt Lake County Treasurer
Website: slco.org/treasurer
Email: slcotreasurer@slco.org
Phone: (385) 468-8300
Fax: (385) 468-8301

2016 PROPERTY TAX NOTICE
O W N E R S ' S  D U P L I C A T E  C O P Y

(A mortgage company was already bi l led for this tax)

Treasurer's Office
2001 South State Street #N1-200
P.O. Box 144575
Salt Lake City, UT 84114-4575
Hours: 8AM TO 5PM
Closed: November 11, 24 & 25

Property Owner

INTERNATIONAL REAL ESTATE SOLUTIONS, INC 
6839 BUFFLEHEAD DR 
PARK CITY UT 84098

Parcel #

08-36-254-027-0000

Tax District

01M

Property Address

241-245 W BISHOP PL

MORTGAGE HOLDER

NO MORTGAGE HOLDER

 Property Assessment

 Primary: Residential

 Secondary: Residential & Commercial

 Secondary: Agricultural

Total Market Value 

Market Value

   

  4,000 

   

  4,000 

 Property Reductions

 *Utah Residential Exemption - 45% Discount

 Greenbelt Reduction

 Exempt Reduction

 Urban Farming Reduction

Total Taxable Value 

 

   

   

   

   

  4,000 

Online Payment slco.org/treasurer

Telephone Toll-free Payment: 855-362-0841

Smart Phone QR Payment: 

 * The 45% discount only applies to the first acre of primary
residential (not business) property.

Information

PLEASE PAY THIS AMOUNT 

A DETAIL REVIEW OF PROPERTY CHARACTERISTICS WAS CONDUCTED FOR THIS
PROPERTY IN 2016 
THIS PROPERTY MAY BE SUBJECT TO A DETAIL REVIEW IN 2017 

New : "Pursuant to Utah Code § 59-2-1317, you have the right to direct allocation of a
partial payment between amounts due for [total] property tax, assessments,
delinquent local district fees, and any other amounts due on this notice."

Payment Options

IN-PERSON / BY MAIL

Credit/Debit cards are not accepted

CREDIT/DEBIT CARD (Bank Fees: Credit 2.40% ($1.95 min.) / Debit 1% ($1 min.)

eCHECK (electronic check currently no bank processing fee)

slco.org/treasurer “Make A Payment Online” and follow prompts
(Bank account & routing #s needed)

 Service Provider Tax rate 1Judgement Levy Amount

 SLC SCHOOL DISTRICT .003905    .000000    15.62 
 STATE BASIC SCHOOL LEVY .001675    .000000    6.70 
 SALT LAKE COUNTY .002371    .000000    9.48 
 SALT LAKE CITY .004527    .000030    18.23 
 SALT LAKE CITY LIBRARY .000700    .000005    2.82 
 METRO WATER SALT LAKE .000349    .000000    1.40 
 SLC MOSQUITO ABATEMENT .000171    .000000    .68 
 CENTRAL UT WATER CONSERV .000400    .000000    1.60 
 MULTI COUNTY ASSESS/COLL .000011    .000000    .04 
 COUNTY ASSESS/COLL LEVY .000257    .000000    1.03 
 SLC EQUAL CAP OUTLAY .000600    .000000    2.40 

Total Tax .014966 .000035 60.00 

2Certifications Service Penalty Int Admin. Amount

 1 A tax rate typically used when a large business property owner wins a
property value appeal for a previous year. The County refunds the business
owner and collects the equivalent amount from the affected tax districts.

 2 A Certification is an unpaid taxpayer service provided by a local district.

Credits Amount

State Circuit Breaker Relief  

Local Circuit Breaker Relief  

Indigent Relief  

Veteran Relief  

Blind Relief  

Board-Ordered Relief  

Prepaid Taxes  

Total Credits 0.00  

TOTAL DUE   60.00  

**ON OR BEFORE NOV. 30, 2016**

Only print from within Google Chrome . The 'Fit to Page' checkbox must be unchecked 

Please review the important info on the back 

http://slco.org/treasurer
mailto:slcotreasurer@slco.org
https://slco.org/treasurer/property-tax-payment/Parcel-Look-Up.aspx?p=08-36-254-027-0000


K. Wayne Cushing, CPA
Salt Lake County Treasurer
Website: slco.org/treasurer
Email: slcotreasurer@slco.org
Phone: (385) 468-8300
Fax: (385) 468-8301

2016 PROPERTY TAX NOTICE
O W N E R S ' S  D U P L I C A T E  C O P Y

(A mortgage company was already bi l led for this tax)

Treasurer's Office
2001 South State Street #N1-200
P.O. Box 144575
Salt Lake City, UT 84114-4575
Hours: 8AM TO 5PM
Closed: November 11, 24 & 25

Property Owner

INTERNATIONAL REAL ESTATE SOLUTIONS, INC 
6839 BUFFLEHEAD DR 
PARK CITY UT 84098

Parcel #

08-36-254-026-0000

Tax District

01M

Property Address

241-245 W BISHOP PL

MORTGAGE HOLDER

NO MORTGAGE HOLDER

 Property Assessment

 Primary: Residential

 Secondary: Residential & Commercial

 Secondary: Agricultural

Total Market Value 

Market Value

   

  93,000 

   

  93,000 

 Property Reductions

 *Utah Residential Exemption - 45% Discount

 Greenbelt Reduction

 Exempt Reduction

 Urban Farming Reduction

Total Taxable Value 

 

   

   

   

   

  93,000 

Online Payment slco.org/treasurer

Telephone Toll-free Payment: 855-362-0841

Smart Phone QR Payment: 

 * The 45% discount only applies to the first acre of primary
residential (not business) property.

Information

PLEASE PAY THIS AMOUNT 

A DETAIL REVIEW OF PROPERTY CHARACTERISTICS WAS CONDUCTED FOR THIS
PROPERTY IN 2016 
THIS PROPERTY MAY BE SUBJECT TO A DETAIL REVIEW IN 2017 

New : "Pursuant to Utah Code § 59-2-1317, you have the right to direct allocation of a
partial payment between amounts due for [total] property tax, assessments,
delinquent local district fees, and any other amounts due on this notice."

Payment Options

IN-PERSON / BY MAIL

Credit/Debit cards are not accepted

CREDIT/DEBIT CARD (Bank Fees: Credit 2.40% ($1.95 min.) / Debit 1% ($1 min.)

eCHECK (electronic check currently no bank processing fee)

slco.org/treasurer “Make A Payment Online” and follow prompts
(Bank account & routing #s needed)

 Service Provider Tax rate 1Judgement Levy Amount

 SLC SCHOOL DISTRICT .003905    .000000    363.17 
 STATE BASIC SCHOOL LEVY .001675    .000000    155.78 
 SALT LAKE COUNTY .002371    .000000    220.50 
 SALT LAKE CITY .004527    .000030    423.80 
 SALT LAKE CITY LIBRARY .000700    .000005    65.57 
 METRO WATER SALT LAKE .000349    .000000    32.46 
 SLC MOSQUITO ABATEMENT .000171    .000000    15.90 
 CENTRAL UT WATER CONSERV .000400    .000000    37.20 
 MULTI COUNTY ASSESS/COLL .000011    .000000    1.01 
 COUNTY ASSESS/COLL LEVY .000257    .000000    23.90 
 SLC EQUAL CAP OUTLAY .000600    .000000    55.80 

Total Tax .014966 .000035 1,395.09 

2Certifications Service Penalty Int Admin. Amount

 1 A tax rate typically used when a large business property owner wins a
property value appeal for a previous year. The County refunds the business
owner and collects the equivalent amount from the affected tax districts.

 2 A Certification is an unpaid taxpayer service provided by a local district.

Credits Amount

State Circuit Breaker Relief  

Local Circuit Breaker Relief  

Indigent Relief  

Veteran Relief  

Blind Relief  

Board-Ordered Relief  

Prepaid Taxes  

Total Credits 0.00  

TOTAL DUE   1,395.09  

**ON OR BEFORE NOV. 30, 2016**

Only print from within Google Chrome . The 'Fit to Page' checkbox must be unchecked 

Please review the important info on the back 

http://slco.org/treasurer
mailto:slcotreasurer@slco.org
https://slco.org/treasurer/property-tax-payment/Parcel-Look-Up.aspx?p=08-36-254-026-0000




 

               *PLEASE READ*                  FILING DEADLINE AND GENERAL INSTRUCTIONS                *PLEASE READ* 

PROPERTY OWNERS WHO WISH TO APPEAL THE MARKET VALUE SHOWN ON THE  
“NOTICE OF PROPERTY VALUATION AND TAX CHANGE” 

MUST 
FILE AN APPEAL ON OR BEFORE SEPTEMBER 15 EACH YEAR OR WITHIN 45 DAYS OF MAILING OF THE NOTICE. 

THE LAST ACCEPTABLE FILING DATE IS PRINTED IN BOLD TYPE IN THE LOWER RIGHT AREA OF THE NOTICE. 
IF YOU DO NOT APPEAL ON TIME YOU LOSE ALL RIGHTS TO APPEAL THE CURRENT VALUE IN THE FUTURE! 

“FAIR MARKET VALUE” IS DEFINED AS THE AMOUNT AT WHICH PROPERTY WOULD CHANGE HANDS BETWEEN A WILLING BUYER AND 
SELLER NEITHER BEING UNDER ANY COMPULSION (SECTION 59-2-102[12] U.C.A.) 

YOU MUST PROVIDE EVIDENCE THAT THE MARKET VALUE ON THE NOTICE EXCEEDS “FAIR MARKET VALUE” 

APPEALS MUST BE FILED (WITH ALL EVIDENCE OR DOCUMENTATION ATTACHED AND SUBMITTED WITH THE INITIAL APPEAL 
FILING) ON THIS FORM OR WITH A PRINTED ON-LINE VERSON FILLED OUT AT:  www.propertytax.slco.org  

A separate form must be completed for each parcel of property appealed. 
The Board of Equalization may raise, lower, or maintain the market value based upon the facts presented. 

The Board of Equalization cannot accept appeals in the current year for adjustment of prior years’ market values. 

EXPLANATIONS AND INSTRUCTIONS FOR BOX 3 ON FRONT 

Box A- You must attach a copy of the closing statement, settlement statement, or HUD-1 disbursement document from sale of this parcel. If an appraisal was 
completed for this transaction, submitting a copy of the full appraisal may strengthen your appeal. 

Box B- You must attach a full copy of the appraisal including a copy of the signature page. 

Box C- Provide all details such as style, quality, size, age, location, land area, etc. The more comparable the sales are to the appealed property, the greater the 
consideration they will be given. If possible, provide comparable sales evidence in a listing full print format. 

Box D- Factual error relates only to “physical” characteristics or description of this property which are significant and would affect the market value of this 
property and cause the value to exceed “Fair Market Value”. Provide a full and complete explanation of the error and supply supporting evidence. 
Submission of a Cost Approach is the least persuasive evidence of “Fair Market Value” except in recently constructed property with an appropriate 
evidence of the value of the land using one of the above basis. You must still include your statement of the market value requested and support that 
value with evidence, if you submit an appeal under either of the basis allowed in this item. 

Box E- This is generally the preferred method of valuation for income producing commercial or industrial property (not for duplexes, condos, or single family 
residences).  To appeal using this valuation method, please provide: (1) Rent roll for the prior year ending December 31. (2) Evidence of an 
appropriate vacancy rate. (3) The prior year’s income and expense statement for this property. (4) Evidence of the appropriate rate of return 
(capitalization rate) to be applied to the net operating income for this property. If this property is applicant occupied you may submit equivalent data 
for comparable commercial or industrial properties with evidence to justify similarities or differences from this property. 

COMPLETE ALL ITEMS RELATED TO THE APPEAL. 
All Appeals to the Salt Lake County Board of Equalization must include:  this form filled out completely; all evidence and documentation to be considered; and 
the signature of the applicant of the property. Failure to raise any legal or factual issue relating to the valuation of this property waives the right to raise the 
issue in future proceedings. Hearing Officers appointed by the Board of Equalization will make recommendations based on the written evidence submitted with 
this appeal. A Notice of Final Decision will be mailed to the Applicant of Record with an explanation of further appeal rights.  All issues regarding the value 
of this property must be raised in this appeal and all evidence must be submitted with the initial filing of this appeal and must support the value as of 
January 1, of the tax year under appeal. Appeals filed without sufficient evidence may be dismissed. The Assessor’s valuation is presumed by law to be 
correct. Appellant must submit sufficient and credible evidence to call the Assessor’s valuation into question and to establish a new value. 

PAYMENT OF TAXES – PLEASE NOTE CAREFULLY 

Taxes will be due and payable as noted on the Tax Notice mailed by November 1 from the Salt Lake County Treasurer. If you have not received 
a decision by the due date you should pay the tax as billed. Failure to pay when due will result in a penalty and the accrual of interest. Refunds 
will be issued only upon a final and un-appealable decision, to the applicant shown on the records of Salt Lake County Tax System at the time of 
refund, with interest pursuant to State Statutes. If the property is sold or transferred, it is the responsibility of the original petitioner to make 
arrangements with the buyer to receive any of the refund. 

AFTER THE FORM IS FULLY COMPLETED AND SIGNED: 

MAIL OR DELIVER COMPLETED FORMS TO: 

SALT LAKE COUNTY BOARD OF EQUALIZATION 
2001 S. STATE ST. #N3-300 / PO Box 144575 

SALT LAKE CITY, UTAH 84114-4575 

EMAIL FORMS TO:  propertytaxappeals@slco.org 

 

FILE ON OR BEFORE THE DATE PRINTED IN BOLD TYPE IN LOWER RIGHT AREA OF THE VALUATION NOTICE 

BLANK FORMS ARE AVAILABLE AT THE ABOVE ADDRESS OR THIS FORM MAY BE DUPLICATED 
Receipt of your appeal(s) will be acknowledged if you enclose a stamped self-addressed envelope. 
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LAND Costs for Appraisal 7% Potential NET
Rehab Bldg Costs 
minus Sale Net

ADDRESS SIDWELL UNIT SF ACQUISITION Plans and 
Approvals

Unit Rehab TOTALS Values as of 
Sept 2017

Sales Costs from Sale NET LOSS/GAIN

241 W. Bishop Pl 83625026 1,539 $60,800 $15,000 $384,750 $460,550 $320,000 $22,400 $297,600 -$162,950

245 W. Bishop Pl 83625027 754 $60,800 $15,000 $188,500 $264,300 $185,000 $12,950 $172,050 -$92,250

248 W. Bishop Pl 83625061 1,690 $91,000 $15,000 $422,500 $528,500 $330,000 $23,100 $306,900 -$221,600

249 W. Bishop Pl 83624025 1,122 $97,600 $15,000 $280,500 $393,100 $245,000 $17,150 $227,850 -$165,250

258 W. Bishop Pl 83624018 1,170 $98,200 $15,000 $292,500 $405,700 $250,000 $17,500 $232,500 -$173,200

259 W. Bishop Pl 83624024 1,710 $102,400 $15,000 $427,500 $544,900 $250,000 $17,500 $232,500 -$312,400

262 W. Bishop Pl 83624017 1,960 $74,200 $15,000 $490,000 $579,200 $250,000 $17,500 $232,500 -$346,700

265 W. Bishop Pl 83624023 1,180 $76,800 $15,000 $295,000 $386,800 $250,000 $17,500 $232,500 -$154,300

267 W. Bishop Pl 83624022 1,180 $97,500 $15,000 $295,000 $407,500 $250,000 $17,500 $232,500 -$175,000

432 N 300 W 836254009 2,500 $159,100 $20,000 $625,000 $804,100 $465,000 $46,500 $418,500 -$385,600

TOTALS 14,805 $918,400 $155,000 $3,701,250 $4,774,650 $2,330,000 $163,100 $2,166,900 -$2,189,250
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August 7, 2017 
 
International Real Estate Solutions, Inc. 
6839 Bufflehead Dr. 
Park City, UT 84098 
Attention: Don Armstrong 
Re: Bishop Place - Structural Opinions 
 
Don, 
 
This letter is in regards to the nine (9) independent structures on the Bishop Place property located at 
approximately 275 West and 450 North in Salt Lake City, Utah.  As requested, we visited the property on 
the morning of July 25, and observed each structure visually.   
 
On behalf of our office, observations were performed by Jeff Ambrose, who is a licensed professional 
structural engineer in the state of Utah. Jeff has over 25 years of combined experience in the 
construction industry and structural engineering profession.  He has been working as a structural design 
and consulting engineer in the state of Utah for the past 17 years and specializes in the design and 
renovation of both new and existing buildings.  Over the years he has worked on hundreds of existing 
building projects and understands in great detail the structural issues and challenges associated with 
existing and historic structures. 
 
Our opinions and recommendations presented in this letter are based upon the governing building code 
and statewide amendments currently in effect within the Salt Lake City boundaries, and throughout Utah 
as they relate to the above stated property as a whole. In July of 2016, the 2015 International Building 
Code (IBC) was put into effect as the governing document for all new construction and the 2015 
International Existing Building Code (IEBC) was put into effect as the governing document in dealing with 
any existing and/or historic buildings.  The IEBC code addresses many different disciplines such as 
architectural, structural, electrical, mechanical, etc.  However, this letter will focus only on a few of the 
significant structural items that may be required by the governing codes. 
 
GENERAL 
In general, the structures appear to be wood framed walls, roofs and floors with wood and/or brick 
exterior veneer.  At the time of observation the structures appear to be in extremely poor condition both 
aesthetically as well as structurally. There appears to be a significant amount of rotting wood which has 
led to degraded walls, sagging roofs, uneven floors, and appendages on the verge of collapse. It is 
estimated that due to the degradation of the wood that these structures have likely been in poor 
condition for at least ten or more years. It was also observed that several of the structures are in direct 
contact with the dirt and thus not on competent foundations. It is difficult to ascertain if this was their 
original construction, but it appears as though some of these buildings may have been relocated to this 
site, perhaps many years ago.  This lack of competent foundations appear to have caused significant 
rotting in the wood members and visible settlement throughout the property.  
 
Based on our observation, it is our opinion that the structures are no longer structurally sound, nor safe 
to occupy at this time without significant alterations, remediations and repair.  While on site we were 
actually surprised to find that the buildings were not condemned by the City based on their poor and 

 
 
 

2225 E. MURRAY HOLLADAY RD., SUITE 110   ​::​   SALT LAKE CITY, UTAH 84117   ​::​  801.274.3950   ​::​   structuralds.com 
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dangerous condition.  In accordance with Chapter 6 of the IEBC (602.1), existing building elements are 
allowed to remain unless they are determined to ​“render the building or structure unsafe or dangerous.” 
The definition of “dangerous” as outlined in Chapter 2 refers to many scenarios including a structure that 
lacks necessary support of the ground, and where there exists a significant risk of collapse, detachment 
or dislodgement of any portion, member, appurtenance or ornamentation of the building or structure. 
Based on what we observed, it is our opinion that the current state of the structures on this property 
represent a dangerous condition as defined by the code and thus are required, by the same code to be 
remediated. 
 
HISTORIC 
It is our understanding that there may be a historical nature to some of the structures based on their 
given age and proximity to the Capitol Hill Historic District. Repair or alteration of Historic Buildings, if 
legally designated as such, is also addressed in the 2015 IEBC (Chapter 12).  According to section 
1206.2 it states that conditions determined to be dangerous, whether historic or not are required to be 
remediated.  Section 1201.2 also states that historic structures inside a high seismic zone must 
demonstrate that the structure has the capacity to meet a minimum level of safety. This property is 
located within a high seismic area as defined by the maps outlined in Chapter 16 of the governing 
building code (IBC). The high seismic nature and requirements within the Salt Lake Valley, particularly 
downtown, are similar in magnitude to that of the west coast of California.  Based on what was 
observed, the existing buildings do not appear to have a competent seismic force resisting system in 
place, and thus needs to be addressed. 
 
REPAIRS 
Based on our visual observations, repairs of the existing elements which are clearly required by the 
building code, whether historic or not, may be problematic at best.  Given that most of the wood in the 
walls, floors, and roofs is rotting, repair of the wood is not technically feasible since rotting wood simply 
cannot be repaired.  In an effort to remediate these dangerous conditions, in most all cases the wood 
elements will need to be removed and replaced such that no original or historic members will remain. To 
mitigate future degradation a new and proper foundation support will also be required. 
 
If the historic nature is desired to be preserved, the structures will need to be lifted in order to install 
competent foundation supports.  Based on the current condition of the structures it is our opinion that 
they do not have the structural stability to be lifted without imminent collapse. Therefore, the structures 
would need to be heavily braced and supported in order to be safely lifted.  Once placed back on the 
new foundation, virtually all existing wood members for floors, walls and roofs would need to be 
replaced with new elements in a piece-by-piece fashion which may be very difficult and time consuming. 
Replacing with similar historic materials is generally acceptable, but the availability of historical member 
types is often difficult to locate, or expensive to obtain. Because of the widespread damage to existing 
members, in any repaired or remediated condition virtually no historically original members will remain. 
Therefore, it would be our recommendation to completely remove the structures and replace with new 
construction. 
 
New structural systems and elements related to the seismic stability and safety must also be addressed 
since these structures do not appear to have a proper system in place. If the desire is to maintain the 
historical nature of the buildings as much as possible, it is our opinion it will likely cost 3 to 4 times more 
to accomplish than conventional new construction due to the many structural factors discussed above. 
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CONCLUSION 
Based on our observation of the property it appears that the existing wood framed structures are in very 
poor condition and in our opinion represent “dangerous” conditions as defined by the governing building 
code.  This condition requires that the buildings, whether historic or not, be repaired.  Such repairs 
would include replacement of nearly all wood members in the floors, walls, and roof as well as 
installation of a seismic force resisting system alongside a competent foundation system. This would 
require the removal of nearly all historical materials so that nothing original would remain.  If the desire is 
to maintain the historic nature of these structures, significant costs associated with lifting, bracing, as 
well as installation of the required seismic, foundations and repairs to the wood will likely exceed new 
construction costs on the order of 3 to 4 times, and in the end nothing historic would likely remain. 
Based on our opinion, we would recommend that the structures on this property be removed completely 
and replaced with new, safe construction in accordance with current building standards. 
 
We appreciate this opportunity to present our opinions related to this property. If you have any questions 
or additional structural needs, please let us know. 
 
 
Sincerely, 
 
 
Jeff Ambrose, S.E., P.E. 
Principal 
 
 
 
Attached: Observer Qualifications - CV 

Appendix A - Observation Photographs 
Disclaimer 
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CURRICULUM VITAE 
Jeff Ambrose, S.E., P.E. 

 
 

Education: 
● Master of Engineering, Civil Engineering (Structural Emphasis), University of Utah. 
● Bachelor of Science, Civil Engineering, University of Utah 

 
Professional Licensure / Certifications: 

● Licensed Professional Structural Engineer (S.E.) 
● Licensed Professional Engineer (P.E.) 
● Licensed Jurisdictions: Utah, Idaho, Arizona, Colorado, Wyoming, Nevada, Oklahoma, Wisconsin, Ohio, 

Michigan, District of Columbia, Kentucky 

 
Professional Career Experience: 

● 2007-Current: Design and Consulting Structural Engineer 
Structural Design Studio, Inc. 
President & Managing Principal 
Salt Lake City, Utah 

 
● 2002-2007: Design and Consulting Structural Engineer 

Reaveley Engineers & Associates, Inc. 
Project Manager and Design Engineer 
Salt Lake City, Utah 

 
● 2001-2002: University of Utah Teaching Assistant 

University of Utah College of Civil Engineering 
Structural Analysis Assistant 
Salt Lake City, Utah 

 
● 1991-1993, 1997-2001: Project Engineer / Project Manager 

Layton Construction Co., Inc. 
Sandy, Utah 

 
● 1988-1991: Residential Carpenter / Laborer 

Kelson Construction Co. 
Draper, Utah 
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APPENDIX A 
 

 
OBSERVATION PHOTOGRAPHS 

 
 
   

 



 

 

 

 
Image 01 - Rotting wood structure 

 
Image 02 - No adequate foundation support 

 
Image 03 - Interior of wood framed with rotting wood 
and unstable. Not safe to occupy. 

 
Image 04 - Rotting wood structure with roof on the 
verge of collapse 

 
Image 05 - Rotting wood structure and significant sag 
in the roof. 

 
Image 06 - Significant settlement and large cracks in 
the brick veneer 
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DISCLAIMER 

 
 

THE FOLLOWING APPLY TO THE ATTACHED LETTER AND ARE NOT TO BE MODIFIED OR MISCONSTRUED 
 

OBSERVATIONS: 
Observations for the preparation of this report were 
conducted by visual means and were selective in 
nature and only apply to items that were visible at the 
time of observation.  As such, we cannot be held 
accountable for the status or condition of any element 
structural or otherwise which was hidden from view 
during the time of observation. 
 
OPINIONS: 
Opinions expressed in this report are not intended to 
be definitive in nature.  These opinions are based on 
our experience and expertise and may differ from the 
opinions of others. 
 
REMEDIATION: 
Deficient items noted, or eluded to in this report that 
recommend remediation, immediate or otherwise, are 
the sole responsibility of the property owner.  Property 
owner must engage a licensed professional to aid in 
the preparation of any remediation design, and must 
provide a safe environment until design can be 
completed and implemented. 
 
ANALYSIS: 
Any analysis performed in preparation of this report 
was performed for the sole purpose of offering a 
structural opinion or recommendation, and is not to be 
considered a complete analysis or design solution. 

USAGE: 
This report has been prepared for the client listed on 
the title page and pertains only to the above referenced 
property location.  All information attached is the 
copyright property of Structural Design Studio, Inc. Any 
reproduction made must be under the direction of the 
above listed client and must be reproduced in it’s 
entirety, including this disclaimer. 
 
REVISIONS:  
Structural Design Studio, Inc. reserves the right to 
modify, amend and/or re-issue this report at any time 
and at its sole discretion as more information becomes 
available, analysis performed, or additional 
observations made. 
 
CONSTRUCTION 
This report is an opinion report only and thus not 
intended to be used for construction of any kind related 
to remediation. Any construction directives related to 
remediation, recommendations, or opinions needs to 
come from separate documents prepared directly by a 
licensed architect and/or engineer.   
 
WARRANTY: 
Items discussed in this report including observations, 
opinions, deficiencies and potential solutions are 
merely recommendations.  These recommendations 
offer no warranty of any kind, neither implied nor 
stated. 
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               *PLEASE READ*                  FILING DEADLINE AND GENERAL INSTRUCTIONS                *PLEASE READ* 

PROPERTY OWNERS WHO WISH TO APPEAL THE MARKET VALUE SHOWN ON THE  
“NOTICE OF PROPERTY VALUATION AND TAX CHANGE” 

MUST 
FILE AN APPEAL ON OR BEFORE SEPTEMBER 15 EACH YEAR OR WITHIN 45 DAYS OF MAILING OF THE NOTICE. 

THE LAST ACCEPTABLE FILING DATE IS PRINTED IN BOLD TYPE IN THE LOWER RIGHT AREA OF THE NOTICE. 
IF YOU DO NOT APPEAL ON TIME YOU LOSE ALL RIGHTS TO APPEAL THE CURRENT VALUE IN THE FUTURE! 

“FAIR MARKET VALUE” IS DEFINED AS THE AMOUNT AT WHICH PROPERTY WOULD CHANGE HANDS BETWEEN A WILLING BUYER AND 
SELLER NEITHER BEING UNDER ANY COMPULSION (SECTION 59-2-102[12] U.C.A.) 

YOU MUST PROVIDE EVIDENCE THAT THE MARKET VALUE ON THE NOTICE EXCEEDS “FAIR MARKET VALUE” 

APPEALS MUST BE FILED (WITH ALL EVIDENCE OR DOCUMENTATION ATTACHED AND SUBMITTED WITH THE INITIAL APPEAL 
FILING) ON THIS FORM OR WITH A PRINTED ON-LINE VERSON FILLED OUT AT:  www.propertytax.slco.org  

A separate form must be completed for each parcel of property appealed. 
The Board of Equalization may raise, lower, or maintain the market value based upon the facts presented. 

The Board of Equalization cannot accept appeals in the current year for adjustment of prior years’ market values. 

EXPLANATIONS AND INSTRUCTIONS FOR BOX 3 ON FRONT 

Box A- You must attach a copy of the closing statement, settlement statement, or HUD-1 disbursement document from sale of this parcel. If an appraisal was 
completed for this transaction, submitting a copy of the full appraisal may strengthen your appeal. 

Box B- You must attach a full copy of the appraisal including a copy of the signature page. 

Box C- Provide all details such as style, quality, size, age, location, land area, etc. The more comparable the sales are to the appealed property, the greater the 
consideration they will be given. If possible, provide comparable sales evidence in a listing full print format. 

Box D- Factual error relates only to “physical” characteristics or description of this property which are significant and would affect the market value of this 
property and cause the value to exceed “Fair Market Value”. Provide a full and complete explanation of the error and supply supporting evidence. 
Submission of a Cost Approach is the least persuasive evidence of “Fair Market Value” except in recently constructed property with an appropriate 
evidence of the value of the land using one of the above basis. You must still include your statement of the market value requested and support that 
value with evidence, if you submit an appeal under either of the basis allowed in this item. 

Box E- This is generally the preferred method of valuation for income producing commercial or industrial property (not for duplexes, condos, or single family 
residences).  To appeal using this valuation method, please provide: (1) Rent roll for the prior year ending December 31. (2) Evidence of an 
appropriate vacancy rate. (3) The prior year’s income and expense statement for this property. (4) Evidence of the appropriate rate of return 
(capitalization rate) to be applied to the net operating income for this property. If this property is applicant occupied you may submit equivalent data 
for comparable commercial or industrial properties with evidence to justify similarities or differences from this property. 

COMPLETE ALL ITEMS RELATED TO THE APPEAL. 
All Appeals to the Salt Lake County Board of Equalization must include:  this form filled out completely; all evidence and documentation to be considered; and 
the signature of the applicant of the property. Failure to raise any legal or factual issue relating to the valuation of this property waives the right to raise the 
issue in future proceedings. Hearing Officers appointed by the Board of Equalization will make recommendations based on the written evidence submitted with 
this appeal. A Notice of Final Decision will be mailed to the Applicant of Record with an explanation of further appeal rights.  All issues regarding the value 
of this property must be raised in this appeal and all evidence must be submitted with the initial filing of this appeal and must support the value as of 
January 1, of the tax year under appeal. Appeals filed without sufficient evidence may be dismissed. The Assessor’s valuation is presumed by law to be 
correct. Appellant must submit sufficient and credible evidence to call the Assessor’s valuation into question and to establish a new value. 

PAYMENT OF TAXES – PLEASE NOTE CAREFULLY 

Taxes will be due and payable as noted on the Tax Notice mailed by November 1 from the Salt Lake County Treasurer. If you have not received 
a decision by the due date you should pay the tax as billed. Failure to pay when due will result in a penalty and the accrual of interest. Refunds 
will be issued only upon a final and un-appealable decision, to the applicant shown on the records of Salt Lake County Tax System at the time of 
refund, with interest pursuant to State Statutes. If the property is sold or transferred, it is the responsibility of the original petitioner to make 
arrangements with the buyer to receive any of the refund. 

AFTER THE FORM IS FULLY COMPLETED AND SIGNED: 

MAIL OR DELIVER COMPLETED FORMS TO: 

SALT LAKE COUNTY BOARD OF EQUALIZATION 
2001 S. STATE ST. #N3-300 / PO Box 144575 

SALT LAKE CITY, UTAH 84114-4575 

EMAIL FORMS TO:  propertytaxappeals@slco.org 

 

FILE ON OR BEFORE THE DATE PRINTED IN BOLD TYPE IN LOWER RIGHT AREA OF THE VALUATION NOTICE 

BLANK FORMS ARE AVAILABLE AT THE ABOVE ADDRESS OR THIS FORM MAY BE DUPLICATED 
Receipt of your appeal(s) will be acknowledged if you enclose a stamped self-addressed envelope. 











LAND Costs for Appraisal 7% Potential NET
Rehab Bldg Costs 
minus Sale Net

ADDRESS SIDWELL UNIT SF ACQUISITION Plans and 
Approvals

Unit Rehab TOTALS Values as of 
Sept 2017

Sales Costs from Sale NET LOSS/GAIN

241 W. Bishop Pl 83625026 1,539 $60,800 $15,000 $384,750 $460,550 $320,000 $22,400 $297,600 -$162,950

245 W. Bishop Pl 83625027 754 $60,800 $15,000 $188,500 $264,300 $185,000 $12,950 $172,050 -$92,250

248 W. Bishop Pl 83625061 1,690 $91,000 $15,000 $422,500 $528,500 $330,000 $23,100 $306,900 -$221,600

249 W. Bishop Pl 83624025 1,122 $97,600 $15,000 $280,500 $393,100 $245,000 $17,150 $227,850 -$165,250

258 W. Bishop Pl 83624018 1,170 $98,200 $15,000 $292,500 $405,700 $250,000 $17,500 $232,500 -$173,200

259 W. Bishop Pl 83624024 1,710 $102,400 $15,000 $427,500 $544,900 $250,000 $17,500 $232,500 -$312,400

262 W. Bishop Pl 83624017 1,960 $74,200 $15,000 $490,000 $579,200 $250,000 $17,500 $232,500 -$346,700

265 W. Bishop Pl 83624023 1,180 $76,800 $15,000 $295,000 $386,800 $250,000 $17,500 $232,500 -$154,300

267 W. Bishop Pl 83624022 1,180 $97,500 $15,000 $295,000 $407,500 $250,000 $17,500 $232,500 -$175,000

432 N 300 W 836254009 2,500 $159,100 $20,000 $625,000 $804,100 $465,000 $46,500 $418,500 -$385,600

TOTALS 14,805 $918,400 $155,000 $3,701,250 $4,774,650 $2,330,000 $163,100 $2,166,900 -$2,189,250





 

 

August 7, 2017 
 
International Real Estate Solutions, Inc. 
6839 Bufflehead Dr. 
Park City, UT 84098 
Attention: Don Armstrong 
Re: Bishop Place - Structural Opinions 
 
Don, 
 
This letter is in regards to the nine (9) independent structures on the Bishop Place property located at 
approximately 275 West and 450 North in Salt Lake City, Utah.  As requested, we visited the property on 
the morning of July 25, and observed each structure visually.   
 
On behalf of our office, observations were performed by Jeff Ambrose, who is a licensed professional 
structural engineer in the state of Utah. Jeff has over 25 years of combined experience in the 
construction industry and structural engineering profession.  He has been working as a structural design 
and consulting engineer in the state of Utah for the past 17 years and specializes in the design and 
renovation of both new and existing buildings.  Over the years he has worked on hundreds of existing 
building projects and understands in great detail the structural issues and challenges associated with 
existing and historic structures. 
 
Our opinions and recommendations presented in this letter are based upon the governing building code 
and statewide amendments currently in effect within the Salt Lake City boundaries, and throughout Utah 
as they relate to the above stated property as a whole. In July of 2016, the 2015 International Building 
Code (IBC) was put into effect as the governing document for all new construction and the 2015 
International Existing Building Code (IEBC) was put into effect as the governing document in dealing with 
any existing and/or historic buildings.  The IEBC code addresses many different disciplines such as 
architectural, structural, electrical, mechanical, etc.  However, this letter will focus only on a few of the 
significant structural items that may be required by the governing codes. 
 
GENERAL 
In general, the structures appear to be wood framed walls, roofs and floors with wood and/or brick 
exterior veneer.  At the time of observation the structures appear to be in extremely poor condition both 
aesthetically as well as structurally. There appears to be a significant amount of rotting wood which has 
led to degraded walls, sagging roofs, uneven floors, and appendages on the verge of collapse. It is 
estimated that due to the degradation of the wood that these structures have likely been in poor 
condition for at least ten or more years. It was also observed that several of the structures are in direct 
contact with the dirt and thus not on competent foundations. It is difficult to ascertain if this was their 
original construction, but it appears as though some of these buildings may have been relocated to this 
site, perhaps many years ago.  This lack of competent foundations appear to have caused significant 
rotting in the wood members and visible settlement throughout the property.  
 
Based on our observation, it is our opinion that the structures are no longer structurally sound, nor safe 
to occupy at this time without significant alterations, remediations and repair.  While on site we were 
actually surprised to find that the buildings were not condemned by the City based on their poor and 
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dangerous condition.  In accordance with Chapter 6 of the IEBC (602.1), existing building elements are 
allowed to remain unless they are determined to ​“render the building or structure unsafe or dangerous.” 
The definition of “dangerous” as outlined in Chapter 2 refers to many scenarios including a structure that 
lacks necessary support of the ground, and where there exists a significant risk of collapse, detachment 
or dislodgement of any portion, member, appurtenance or ornamentation of the building or structure. 
Based on what we observed, it is our opinion that the current state of the structures on this property 
represent a dangerous condition as defined by the code and thus are required, by the same code to be 
remediated. 
 
HISTORIC 
It is our understanding that there may be a historical nature to some of the structures based on their 
given age and proximity to the Capitol Hill Historic District. Repair or alteration of Historic Buildings, if 
legally designated as such, is also addressed in the 2015 IEBC (Chapter 12).  According to section 
1206.2 it states that conditions determined to be dangerous, whether historic or not are required to be 
remediated.  Section 1201.2 also states that historic structures inside a high seismic zone must 
demonstrate that the structure has the capacity to meet a minimum level of safety. This property is 
located within a high seismic area as defined by the maps outlined in Chapter 16 of the governing 
building code (IBC). The high seismic nature and requirements within the Salt Lake Valley, particularly 
downtown, are similar in magnitude to that of the west coast of California.  Based on what was 
observed, the existing buildings do not appear to have a competent seismic force resisting system in 
place, and thus needs to be addressed. 
 
REPAIRS 
Based on our visual observations, repairs of the existing elements which are clearly required by the 
building code, whether historic or not, may be problematic at best.  Given that most of the wood in the 
walls, floors, and roofs is rotting, repair of the wood is not technically feasible since rotting wood simply 
cannot be repaired.  In an effort to remediate these dangerous conditions, in most all cases the wood 
elements will need to be removed and replaced such that no original or historic members will remain. To 
mitigate future degradation a new and proper foundation support will also be required. 
 
If the historic nature is desired to be preserved, the structures will need to be lifted in order to install 
competent foundation supports.  Based on the current condition of the structures it is our opinion that 
they do not have the structural stability to be lifted without imminent collapse. Therefore, the structures 
would need to be heavily braced and supported in order to be safely lifted.  Once placed back on the 
new foundation, virtually all existing wood members for floors, walls and roofs would need to be 
replaced with new elements in a piece-by-piece fashion which may be very difficult and time consuming. 
Replacing with similar historic materials is generally acceptable, but the availability of historical member 
types is often difficult to locate, or expensive to obtain. Because of the widespread damage to existing 
members, in any repaired or remediated condition virtually no historically original members will remain. 
Therefore, it would be our recommendation to completely remove the structures and replace with new 
construction. 
 
New structural systems and elements related to the seismic stability and safety must also be addressed 
since these structures do not appear to have a proper system in place. If the desire is to maintain the 
historical nature of the buildings as much as possible, it is our opinion it will likely cost 3 to 4 times more 
to accomplish than conventional new construction due to the many structural factors discussed above. 
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CONCLUSION 
Based on our observation of the property it appears that the existing wood framed structures are in very 
poor condition and in our opinion represent “dangerous” conditions as defined by the governing building 
code.  This condition requires that the buildings, whether historic or not, be repaired.  Such repairs 
would include replacement of nearly all wood members in the floors, walls, and roof as well as 
installation of a seismic force resisting system alongside a competent foundation system. This would 
require the removal of nearly all historical materials so that nothing original would remain.  If the desire is 
to maintain the historic nature of these structures, significant costs associated with lifting, bracing, as 
well as installation of the required seismic, foundations and repairs to the wood will likely exceed new 
construction costs on the order of 3 to 4 times, and in the end nothing historic would likely remain. 
Based on our opinion, we would recommend that the structures on this property be removed completely 
and replaced with new, safe construction in accordance with current building standards. 
 
We appreciate this opportunity to present our opinions related to this property. If you have any questions 
or additional structural needs, please let us know. 
 
 
Sincerely, 
 
 
Jeff Ambrose, S.E., P.E. 
Principal 
 
 
 
Attached: Observer Qualifications - CV 

Appendix A - Observation Photographs 
Disclaimer 
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CURRICULUM VITAE 
Jeff Ambrose, S.E., P.E. 

 
 

Education: 
● Master of Engineering, Civil Engineering (Structural Emphasis), University of Utah. 
● Bachelor of Science, Civil Engineering, University of Utah 

 
Professional Licensure / Certifications: 

● Licensed Professional Structural Engineer (S.E.) 
● Licensed Professional Engineer (P.E.) 
● Licensed Jurisdictions: Utah, Idaho, Arizona, Colorado, Wyoming, Nevada, Oklahoma, Wisconsin, Ohio, 

Michigan, District of Columbia, Kentucky 

 
Professional Career Experience: 

● 2007-Current: Design and Consulting Structural Engineer 
Structural Design Studio, Inc. 
President & Managing Principal 
Salt Lake City, Utah 

 
● 2002-2007: Design and Consulting Structural Engineer 

Reaveley Engineers & Associates, Inc. 
Project Manager and Design Engineer 
Salt Lake City, Utah 

 
● 2001-2002: University of Utah Teaching Assistant 

University of Utah College of Civil Engineering 
Structural Analysis Assistant 
Salt Lake City, Utah 

 
● 1991-1993, 1997-2001: Project Engineer / Project Manager 

Layton Construction Co., Inc. 
Sandy, Utah 

 
● 1988-1991: Residential Carpenter / Laborer 

Kelson Construction Co. 
Draper, Utah 
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APPENDIX A 
 

 
OBSERVATION PHOTOGRAPHS 

 
 
   

 



 

 

 

 
Image 01 - Rotting wood structure 

 
Image 02 - No adequate foundation support 

 
Image 03 - Interior of wood framed with rotting wood 
and unstable. Not safe to occupy. 

 
Image 04 - Rotting wood structure with roof on the 
verge of collapse 

 
Image 05 - Rotting wood structure and significant sag 
in the roof. 

 
Image 06 - Significant settlement and large cracks in 
the brick veneer 
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DISCLAIMER 

 
 

THE FOLLOWING APPLY TO THE ATTACHED LETTER AND ARE NOT TO BE MODIFIED OR MISCONSTRUED 
 

OBSERVATIONS: 
Observations for the preparation of this report were 
conducted by visual means and were selective in 
nature and only apply to items that were visible at the 
time of observation.  As such, we cannot be held 
accountable for the status or condition of any element 
structural or otherwise which was hidden from view 
during the time of observation. 
 
OPINIONS: 
Opinions expressed in this report are not intended to 
be definitive in nature.  These opinions are based on 
our experience and expertise and may differ from the 
opinions of others. 
 
REMEDIATION: 
Deficient items noted, or eluded to in this report that 
recommend remediation, immediate or otherwise, are 
the sole responsibility of the property owner.  Property 
owner must engage a licensed professional to aid in 
the preparation of any remediation design, and must 
provide a safe environment until design can be 
completed and implemented. 
 
ANALYSIS: 
Any analysis performed in preparation of this report 
was performed for the sole purpose of offering a 
structural opinion or recommendation, and is not to be 
considered a complete analysis or design solution. 

USAGE: 
This report has been prepared for the client listed on 
the title page and pertains only to the above referenced 
property location.  All information attached is the 
copyright property of Structural Design Studio, Inc. Any 
reproduction made must be under the direction of the 
above listed client and must be reproduced in it’s 
entirety, including this disclaimer. 
 
REVISIONS:  
Structural Design Studio, Inc. reserves the right to 
modify, amend and/or re-issue this report at any time 
and at its sole discretion as more information becomes 
available, analysis performed, or additional 
observations made. 
 
CONSTRUCTION 
This report is an opinion report only and thus not 
intended to be used for construction of any kind related 
to remediation. Any construction directives related to 
remediation, recommendations, or opinions needs to 
come from separate documents prepared directly by a 
licensed architect and/or engineer.   
 
WARRANTY: 
Items discussed in this report including observations, 
opinions, deficiencies and potential solutions are 
merely recommendations.  These recommendations 
offer no warranty of any kind, neither implied nor 
stated. 
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               *PLEASE READ*                  FILING DEADLINE AND GENERAL INSTRUCTIONS                *PLEASE READ* 

PROPERTY OWNERS WHO WISH TO APPEAL THE MARKET VALUE SHOWN ON THE  
“NOTICE OF PROPERTY VALUATION AND TAX CHANGE” 

MUST 
FILE AN APPEAL ON OR BEFORE SEPTEMBER 15 EACH YEAR OR WITHIN 45 DAYS OF MAILING OF THE NOTICE. 

THE LAST ACCEPTABLE FILING DATE IS PRINTED IN BOLD TYPE IN THE LOWER RIGHT AREA OF THE NOTICE. 
IF YOU DO NOT APPEAL ON TIME YOU LOSE ALL RIGHTS TO APPEAL THE CURRENT VALUE IN THE FUTURE! 

“FAIR MARKET VALUE” IS DEFINED AS THE AMOUNT AT WHICH PROPERTY WOULD CHANGE HANDS BETWEEN A WILLING BUYER AND 
SELLER NEITHER BEING UNDER ANY COMPULSION (SECTION 59-2-102[12] U.C.A.) 

YOU MUST PROVIDE EVIDENCE THAT THE MARKET VALUE ON THE NOTICE EXCEEDS “FAIR MARKET VALUE” 

APPEALS MUST BE FILED (WITH ALL EVIDENCE OR DOCUMENTATION ATTACHED AND SUBMITTED WITH THE INITIAL APPEAL 
FILING) ON THIS FORM OR WITH A PRINTED ON-LINE VERSON FILLED OUT AT:  www.propertytax.slco.org  

A separate form must be completed for each parcel of property appealed. 
The Board of Equalization may raise, lower, or maintain the market value based upon the facts presented. 

The Board of Equalization cannot accept appeals in the current year for adjustment of prior years’ market values. 

EXPLANATIONS AND INSTRUCTIONS FOR BOX 3 ON FRONT 

Box A- You must attach a copy of the closing statement, settlement statement, or HUD-1 disbursement document from sale of this parcel. If an appraisal was 
completed for this transaction, submitting a copy of the full appraisal may strengthen your appeal. 

Box B- You must attach a full copy of the appraisal including a copy of the signature page. 

Box C- Provide all details such as style, quality, size, age, location, land area, etc. The more comparable the sales are to the appealed property, the greater the 
consideration they will be given. If possible, provide comparable sales evidence in a listing full print format. 

Box D- Factual error relates only to “physical” characteristics or description of this property which are significant and would affect the market value of this 
property and cause the value to exceed “Fair Market Value”. Provide a full and complete explanation of the error and supply supporting evidence. 
Submission of a Cost Approach is the least persuasive evidence of “Fair Market Value” except in recently constructed property with an appropriate 
evidence of the value of the land using one of the above basis. You must still include your statement of the market value requested and support that 
value with evidence, if you submit an appeal under either of the basis allowed in this item. 

Box E- This is generally the preferred method of valuation for income producing commercial or industrial property (not for duplexes, condos, or single family 
residences).  To appeal using this valuation method, please provide: (1) Rent roll for the prior year ending December 31. (2) Evidence of an 
appropriate vacancy rate. (3) The prior year’s income and expense statement for this property. (4) Evidence of the appropriate rate of return 
(capitalization rate) to be applied to the net operating income for this property. If this property is applicant occupied you may submit equivalent data 
for comparable commercial or industrial properties with evidence to justify similarities or differences from this property. 

COMPLETE ALL ITEMS RELATED TO THE APPEAL. 
All Appeals to the Salt Lake County Board of Equalization must include:  this form filled out completely; all evidence and documentation to be considered; and 
the signature of the applicant of the property. Failure to raise any legal or factual issue relating to the valuation of this property waives the right to raise the 
issue in future proceedings. Hearing Officers appointed by the Board of Equalization will make recommendations based on the written evidence submitted with 
this appeal. A Notice of Final Decision will be mailed to the Applicant of Record with an explanation of further appeal rights.  All issues regarding the value 
of this property must be raised in this appeal and all evidence must be submitted with the initial filing of this appeal and must support the value as of 
January 1, of the tax year under appeal. Appeals filed without sufficient evidence may be dismissed. The Assessor’s valuation is presumed by law to be 
correct. Appellant must submit sufficient and credible evidence to call the Assessor’s valuation into question and to establish a new value. 

PAYMENT OF TAXES – PLEASE NOTE CAREFULLY 

Taxes will be due and payable as noted on the Tax Notice mailed by November 1 from the Salt Lake County Treasurer. If you have not received 
a decision by the due date you should pay the tax as billed. Failure to pay when due will result in a penalty and the accrual of interest. Refunds 
will be issued only upon a final and un-appealable decision, to the applicant shown on the records of Salt Lake County Tax System at the time of 
refund, with interest pursuant to State Statutes. If the property is sold or transferred, it is the responsibility of the original petitioner to make 
arrangements with the buyer to receive any of the refund. 

AFTER THE FORM IS FULLY COMPLETED AND SIGNED: 

MAIL OR DELIVER COMPLETED FORMS TO: 

SALT LAKE COUNTY BOARD OF EQUALIZATION 
2001 S. STATE ST. #N3-300 / PO Box 144575 

SALT LAKE CITY, UTAH 84114-4575 

EMAIL FORMS TO:  propertytaxappeals@slco.org 

 

FILE ON OR BEFORE THE DATE PRINTED IN BOLD TYPE IN LOWER RIGHT AREA OF THE VALUATION NOTICE 

BLANK FORMS ARE AVAILABLE AT THE ABOVE ADDRESS OR THIS FORM MAY BE DUPLICATED 
Receipt of your appeal(s) will be acknowledged if you enclose a stamped self-addressed envelope. 











LAND Costs for Appraisal 7% Potential NET
Rehab Bldg Costs 
minus Sale Net

ADDRESS SIDWELL UNIT SF ACQUISITION Plans and 
Approvals

Unit Rehab TOTALS Values as of 
Sept 2017

Sales Costs from Sale NET LOSS/GAIN

241 W. Bishop Pl 83625026 1,539 $60,800 $15,000 $384,750 $460,550 $320,000 $22,400 $297,600 -$162,950

245 W. Bishop Pl 83625027 754 $60,800 $15,000 $188,500 $264,300 $185,000 $12,950 $172,050 -$92,250

248 W. Bishop Pl 83625061 1,690 $91,000 $15,000 $422,500 $528,500 $330,000 $23,100 $306,900 -$221,600

249 W. Bishop Pl 83624025 1,122 $97,600 $15,000 $280,500 $393,100 $245,000 $17,150 $227,850 -$165,250

258 W. Bishop Pl 83624018 1,170 $98,200 $15,000 $292,500 $405,700 $250,000 $17,500 $232,500 -$173,200

259 W. Bishop Pl 83624024 1,710 $102,400 $15,000 $427,500 $544,900 $250,000 $17,500 $232,500 -$312,400

262 W. Bishop Pl 83624017 1,960 $74,200 $15,000 $490,000 $579,200 $250,000 $17,500 $232,500 -$346,700

265 W. Bishop Pl 83624023 1,180 $76,800 $15,000 $295,000 $386,800 $250,000 $17,500 $232,500 -$154,300

267 W. Bishop Pl 83624022 1,180 $97,500 $15,000 $295,000 $407,500 $250,000 $17,500 $232,500 -$175,000

432 N 300 W 836254009 2,500 $159,100 $20,000 $625,000 $804,100 $465,000 $46,500 $418,500 -$385,600

TOTALS 14,805 $918,400 $155,000 $3,701,250 $4,774,650 $2,330,000 $163,100 $2,166,900 -$2,189,250





 

 

August 7, 2017 
 
International Real Estate Solutions, Inc. 
6839 Bufflehead Dr. 
Park City, UT 84098 
Attention: Don Armstrong 
Re: Bishop Place - Structural Opinions 
 
Don, 
 
This letter is in regards to the nine (9) independent structures on the Bishop Place property located at 
approximately 275 West and 450 North in Salt Lake City, Utah.  As requested, we visited the property on 
the morning of July 25, and observed each structure visually.   
 
On behalf of our office, observations were performed by Jeff Ambrose, who is a licensed professional 
structural engineer in the state of Utah. Jeff has over 25 years of combined experience in the 
construction industry and structural engineering profession.  He has been working as a structural design 
and consulting engineer in the state of Utah for the past 17 years and specializes in the design and 
renovation of both new and existing buildings.  Over the years he has worked on hundreds of existing 
building projects and understands in great detail the structural issues and challenges associated with 
existing and historic structures. 
 
Our opinions and recommendations presented in this letter are based upon the governing building code 
and statewide amendments currently in effect within the Salt Lake City boundaries, and throughout Utah 
as they relate to the above stated property as a whole. In July of 2016, the 2015 International Building 
Code (IBC) was put into effect as the governing document for all new construction and the 2015 
International Existing Building Code (IEBC) was put into effect as the governing document in dealing with 
any existing and/or historic buildings.  The IEBC code addresses many different disciplines such as 
architectural, structural, electrical, mechanical, etc.  However, this letter will focus only on a few of the 
significant structural items that may be required by the governing codes. 
 
GENERAL 
In general, the structures appear to be wood framed walls, roofs and floors with wood and/or brick 
exterior veneer.  At the time of observation the structures appear to be in extremely poor condition both 
aesthetically as well as structurally. There appears to be a significant amount of rotting wood which has 
led to degraded walls, sagging roofs, uneven floors, and appendages on the verge of collapse. It is 
estimated that due to the degradation of the wood that these structures have likely been in poor 
condition for at least ten or more years. It was also observed that several of the structures are in direct 
contact with the dirt and thus not on competent foundations. It is difficult to ascertain if this was their 
original construction, but it appears as though some of these buildings may have been relocated to this 
site, perhaps many years ago.  This lack of competent foundations appear to have caused significant 
rotting in the wood members and visible settlement throughout the property.  
 
Based on our observation, it is our opinion that the structures are no longer structurally sound, nor safe 
to occupy at this time without significant alterations, remediations and repair.  While on site we were 
actually surprised to find that the buildings were not condemned by the City based on their poor and 
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dangerous condition.  In accordance with Chapter 6 of the IEBC (602.1), existing building elements are 
allowed to remain unless they are determined to ​“render the building or structure unsafe or dangerous.” 
The definition of “dangerous” as outlined in Chapter 2 refers to many scenarios including a structure that 
lacks necessary support of the ground, and where there exists a significant risk of collapse, detachment 
or dislodgement of any portion, member, appurtenance or ornamentation of the building or structure. 
Based on what we observed, it is our opinion that the current state of the structures on this property 
represent a dangerous condition as defined by the code and thus are required, by the same code to be 
remediated. 
 
HISTORIC 
It is our understanding that there may be a historical nature to some of the structures based on their 
given age and proximity to the Capitol Hill Historic District. Repair or alteration of Historic Buildings, if 
legally designated as such, is also addressed in the 2015 IEBC (Chapter 12).  According to section 
1206.2 it states that conditions determined to be dangerous, whether historic or not are required to be 
remediated.  Section 1201.2 also states that historic structures inside a high seismic zone must 
demonstrate that the structure has the capacity to meet a minimum level of safety. This property is 
located within a high seismic area as defined by the maps outlined in Chapter 16 of the governing 
building code (IBC). The high seismic nature and requirements within the Salt Lake Valley, particularly 
downtown, are similar in magnitude to that of the west coast of California.  Based on what was 
observed, the existing buildings do not appear to have a competent seismic force resisting system in 
place, and thus needs to be addressed. 
 
REPAIRS 
Based on our visual observations, repairs of the existing elements which are clearly required by the 
building code, whether historic or not, may be problematic at best.  Given that most of the wood in the 
walls, floors, and roofs is rotting, repair of the wood is not technically feasible since rotting wood simply 
cannot be repaired.  In an effort to remediate these dangerous conditions, in most all cases the wood 
elements will need to be removed and replaced such that no original or historic members will remain. To 
mitigate future degradation a new and proper foundation support will also be required. 
 
If the historic nature is desired to be preserved, the structures will need to be lifted in order to install 
competent foundation supports.  Based on the current condition of the structures it is our opinion that 
they do not have the structural stability to be lifted without imminent collapse. Therefore, the structures 
would need to be heavily braced and supported in order to be safely lifted.  Once placed back on the 
new foundation, virtually all existing wood members for floors, walls and roofs would need to be 
replaced with new elements in a piece-by-piece fashion which may be very difficult and time consuming. 
Replacing with similar historic materials is generally acceptable, but the availability of historical member 
types is often difficult to locate, or expensive to obtain. Because of the widespread damage to existing 
members, in any repaired or remediated condition virtually no historically original members will remain. 
Therefore, it would be our recommendation to completely remove the structures and replace with new 
construction. 
 
New structural systems and elements related to the seismic stability and safety must also be addressed 
since these structures do not appear to have a proper system in place. If the desire is to maintain the 
historical nature of the buildings as much as possible, it is our opinion it will likely cost 3 to 4 times more 
to accomplish than conventional new construction due to the many structural factors discussed above. 
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CONCLUSION 
Based on our observation of the property it appears that the existing wood framed structures are in very 
poor condition and in our opinion represent “dangerous” conditions as defined by the governing building 
code.  This condition requires that the buildings, whether historic or not, be repaired.  Such repairs 
would include replacement of nearly all wood members in the floors, walls, and roof as well as 
installation of a seismic force resisting system alongside a competent foundation system. This would 
require the removal of nearly all historical materials so that nothing original would remain.  If the desire is 
to maintain the historic nature of these structures, significant costs associated with lifting, bracing, as 
well as installation of the required seismic, foundations and repairs to the wood will likely exceed new 
construction costs on the order of 3 to 4 times, and in the end nothing historic would likely remain. 
Based on our opinion, we would recommend that the structures on this property be removed completely 
and replaced with new, safe construction in accordance with current building standards. 
 
We appreciate this opportunity to present our opinions related to this property. If you have any questions 
or additional structural needs, please let us know. 
 
 
Sincerely, 
 
 
Jeff Ambrose, S.E., P.E. 
Principal 
 
 
 
Attached: Observer Qualifications - CV 

Appendix A - Observation Photographs 
Disclaimer 
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CURRICULUM VITAE 
Jeff Ambrose, S.E., P.E. 

 
 

Education: 
● Master of Engineering, Civil Engineering (Structural Emphasis), University of Utah. 
● Bachelor of Science, Civil Engineering, University of Utah 

 
Professional Licensure / Certifications: 

● Licensed Professional Structural Engineer (S.E.) 
● Licensed Professional Engineer (P.E.) 
● Licensed Jurisdictions: Utah, Idaho, Arizona, Colorado, Wyoming, Nevada, Oklahoma, Wisconsin, Ohio, 

Michigan, District of Columbia, Kentucky 

 
Professional Career Experience: 

● 2007-Current: Design and Consulting Structural Engineer 
Structural Design Studio, Inc. 
President & Managing Principal 
Salt Lake City, Utah 

 
● 2002-2007: Design and Consulting Structural Engineer 

Reaveley Engineers & Associates, Inc. 
Project Manager and Design Engineer 
Salt Lake City, Utah 

 
● 2001-2002: University of Utah Teaching Assistant 

University of Utah College of Civil Engineering 
Structural Analysis Assistant 
Salt Lake City, Utah 

 
● 1991-1993, 1997-2001: Project Engineer / Project Manager 

Layton Construction Co., Inc. 
Sandy, Utah 

 
● 1988-1991: Residential Carpenter / Laborer 

Kelson Construction Co. 
Draper, Utah 
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APPENDIX A 
 

 
OBSERVATION PHOTOGRAPHS 

 
 
   

 



 

 

 

 
Image 01 - Rotting wood structure 

 
Image 02 - No adequate foundation support 

 
Image 03 - Interior of wood framed with rotting wood 
and unstable. Not safe to occupy. 

 
Image 04 - Rotting wood structure with roof on the 
verge of collapse 

 
Image 05 - Rotting wood structure and significant sag 
in the roof. 

 
Image 06 - Significant settlement and large cracks in 
the brick veneer 
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DISCLAIMER 

 
 

THE FOLLOWING APPLY TO THE ATTACHED LETTER AND ARE NOT TO BE MODIFIED OR MISCONSTRUED 
 

OBSERVATIONS: 
Observations for the preparation of this report were 
conducted by visual means and were selective in 
nature and only apply to items that were visible at the 
time of observation.  As such, we cannot be held 
accountable for the status or condition of any element 
structural or otherwise which was hidden from view 
during the time of observation. 
 
OPINIONS: 
Opinions expressed in this report are not intended to 
be definitive in nature.  These opinions are based on 
our experience and expertise and may differ from the 
opinions of others. 
 
REMEDIATION: 
Deficient items noted, or eluded to in this report that 
recommend remediation, immediate or otherwise, are 
the sole responsibility of the property owner.  Property 
owner must engage a licensed professional to aid in 
the preparation of any remediation design, and must 
provide a safe environment until design can be 
completed and implemented. 
 
ANALYSIS: 
Any analysis performed in preparation of this report 
was performed for the sole purpose of offering a 
structural opinion or recommendation, and is not to be 
considered a complete analysis or design solution. 

USAGE: 
This report has been prepared for the client listed on 
the title page and pertains only to the above referenced 
property location.  All information attached is the 
copyright property of Structural Design Studio, Inc. Any 
reproduction made must be under the direction of the 
above listed client and must be reproduced in it’s 
entirety, including this disclaimer. 
 
REVISIONS:  
Structural Design Studio, Inc. reserves the right to 
modify, amend and/or re-issue this report at any time 
and at its sole discretion as more information becomes 
available, analysis performed, or additional 
observations made. 
 
CONSTRUCTION 
This report is an opinion report only and thus not 
intended to be used for construction of any kind related 
to remediation. Any construction directives related to 
remediation, recommendations, or opinions needs to 
come from separate documents prepared directly by a 
licensed architect and/or engineer.   
 
WARRANTY: 
Items discussed in this report including observations, 
opinions, deficiencies and potential solutions are 
merely recommendations.  These recommendations 
offer no warranty of any kind, neither implied nor 
stated. 
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