REAL PROPERTY APPRAISAL
-of20 Island Avenue (Assessor’s Map 27, Lot 35)
Madison, New Haven County, CT 06443
{Appraisal File #: RPT2021.036}

PREPARED FOR:
Mr. William H. McMinn
Director of Facilities
Town of Madison / Madison Public Schools
10 Campus Drive
Madison, CT 06443

PREPARED BY:
Steven L. Frey & Associates, Inc.
121 Samson Rock Drive, Suite 2C
Madison, CT 06443
slfreyappraisalco@gmail.com

VALUATION DATE:
March 19, 2021

April 19, 2021
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10 Campus Drive
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Re:

20 Island Avenue (Assessor’s Map 27, Lot 35)
Madison, New Haven County, CT 06443

Dear Mr. McMinn:
In accordance with the client’s request, the above-referenced property has been physically inspected and all necessary
investigation/analysis has been conducted which has enabled me to form an opinion of the fee simple (as is) value,
reflecting market conditions as of March 19, 2021. The intended use of this appraisal is for internal decision-making,
and the only intended user is the Town of Madison and/or designated affiliates. Market data as well as calculations
leading to the final value conclusion are incorporated in this report following the transmittal letter. This letter of
transmittal should only be utilized in conjunction with the entire written, accompanying report. Any separation of the
signature page from the appraisal report invalidates the conclusions found therein.
As previously agreed, this valuation assignment is to be representative of an appraisal report prepared in conformance
with the Uniform Standards of Professional Appraisal Practice (USPAP), 2020-2021 Edition, as promulgated by the
Appraisal Standards Board of the Appraisal Foundation. Furthermore, this appraisal incorporates the requirements set
forth by Title XI of the Financial Institutions Reform, Recovery and Enforcement Act (FIRREA) and the subsequent
issuance of the regulatory agencies Appraisal Rules, dated September 1990 and revised in Final Rule Action as of
June 1994. This appraisal report has also been prepared in accordance with the terms and conditions set forth in the
engagement letter. A copy of the engagement letter is included within the report addenda.
The subject of this assignment represents 8.62 acres of residential zoned (R-2) land that is improved with the former
elementary school known as Island Avenue. Presently, the building and associated site improvements are occupied by
Our Lady of Mercy Preparatory Academy, which enrolls pre-k through 8th grade students. Our Lady of Mercy is a
regional, private, independent, Catholic-based co-ed school servicing the CT shoreline. This school was originally
built in 1950, with numerous additions completed through 1998 including modular type space. Based on building area
calculations provided by the Town of Madison, the gross area equates to 36,723 square feet. The original school
accounts for 27,208 square feet, with the balance (or 9,515 square feet) consisting of two modular units added between
1994-1998. The 18 classrooms account for 15,981 square feet, with 3,058 square feet devoted to a multi-purpose room
i.e., gym/cafeteria, 2,000 square feet of media center space, and 914 square feet representing a special needs library.
As will be demonstrated, the subject is considered to represent an interim use. The Dictionary of Real Estate Appraisal
identifies interim use as, “a temporary use to which a site or improved property is put until it is ready for its future
highest and best use.” Thus, interim use is a current highest and best use that is likely to change in a relatively short
time period. In order to support my highest and best use conclusion, I have developed the Sales Comparison Approach.
That is, I have developed recent sales of educational facilities and analyzed this market data on a price per square foot
basis. Since the subject property lends itself to future residential development in accordance with the R-2 zone, I have
also analyzed sales of similar acreage throughout CT purchased for some form of residential housing development.
This market data was analyzed on a price per usable acre basis.
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In support of the acreage sale analysis, I have also utilized a Land Development, aka Subdivision Model (LDM). This
approach first establishes the gross sales proceeds to be achieved by analyzing sales of competing building lots.
Therefore, the Sales Comparison Approach was utilized within this valuation method to estimate the revenues for the
LDM. An adequate supply of recent sales associated with competing building lots located in the subject community
were available for analysis in order to estimate retail sale prices. Appropriate operating expenses and carrying costs
inclusive of demolition of existing improvements, infrastructure installation, real estate taxes, marketing, i.e., sales
commissions, insurance/overhead, legal and closing fees and a provision for developer's profit, etc. are then deducted,
establishing the net income. The resultant net income (revenues) from the sale of the building lots is then discounted
over a projected absorption period in order to estimate a present value (PV) to a single purchaser. A deduction for
profit is required to reflect the typical risk for developing this type/size project subject to current market conditions.
The percentage typically recognizes the magnitude of sales revenue and developer’s profit which can be utilized as an
expense to separate the management’s effort from that of the real property.
After carefully considering all available information and all apparent factors affecting value, it is my opinion that the
as is value under a continued school scenario, reflecting market conditions as of March 19, 2021, is:
TWO MILLION TWENTY THOUSAND DOLLARS
($2,020,000)
After carefully considering all available information and all apparent factors affecting value, it is my opinion that the
value under a residential (subdivision) development scenario, reflecting market conditions as of March 19, 2021, is:
TWO MILLION FORTY-FIVE THOUSAND DOLLARS
($2,045,000)
The as is value expressed herein is subject to the assumptions and limiting conditions, definitions, market research,
analysis of data, and conclusions contained within the appraisal report to follow. I further certify that to the best of
my knowledge and belief, the information and statements contained in this report are correct; that the value found
represents my best judgment as to the value; that I have no personal interest, present or prospective in said property
or in the amount of the appraisal value thereof; that my employment or fee is not contingent upon the value reported;
and that the appraisal has been prepared in accordance with the standards and practices of the Appraisal Institute.
Critical Disclosures & Limiting Conditions
The global outbreak of a novel coronavirus, commonly referred to as COVID-19, occurred on March 11, 2020. The
World Health Organization upgraded the COVID-19 status from a “public health emergency” to a “pandemic.” This
crisis is having a wide-ranging impact on social and economic activity throughout the United States and World. It is
unknown what effect this event may have on the national, state and local economies. Therefore, the reader is cautioned
that the conclusions presented within this appraisal report apply only as of the effective date indicated herein. The
appraiser makes no representation as to the effect on the subject property from this pandemic, or any related event,
subsequent to the effective date of this appraisal.
The contracted fee appraiser was not provided with any soil or subsoil reports or other documented studies indicating
the existence of hazardous materials, mineral deposits, etc. The value estimate derived herein is therefore based on
the assumption that the subject property is not negatively affected by the existence of hazardous substances and/or
detrimental environmental conditions, unless otherwise stated in this report. In addition, the value assumes that there
are no commercially valuable mineral deposits or other conditions that would impact the value or marketability.
Should subsequent information be provided which conflicts with what has been assumed herein, I reserve the right to
modify this appraisal and/or final value.
It should be noted that the use of any extraordinary assumptions and/or hypothetical conditions could affect the
assignment results. Consequently, I reserve the right to modify this appraisal and/or value, if subsequent information
is provided which reveals conditions not previously known to the appraiser. Due to the aforementioned critical
disclosures, the following assumptions and conditions are inherent to the subsequent analysis and estimate of market
value associated with the subject property.
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Critical Disclosures & Limiting Conditions (Continued)
Extraordinary Assumptions:
This appraisal assumes the extraordinary assumption that the subject parcel offers subdivision potential between 6-7
building lots. Based on a review of applicable zoning requirements for the R-2 zone, general lot characteristics i.e.,
frontage, size, configuration/topography and percentage and location of wetlands, it is my opinion that the parcel could
accommodate up to 7 building lots accessible via a cul-de-sac roadway. Should the actual lot yield be different than
what has been assumed herein, I reserve the right to modify the appraisal and/or value conclusion.
Hypothetical Conditions: None haven been assumed herein.
Comments on Scope of Work Rule
The Scope of Work Rule, as described within the Uniform Standards of Professional Appraisal Practice (USPAP),
Edition 2020-2021, requires an appraiser to identify the problem, determine and perform the scope of work necessary
to develop credible assignment results and disclose the scope of work within the report. Based on discussions with the
client, the appraisal to follow is considered to include the appropriate scope of work to render a credible report for the
intended use. The market value estimated within the report is subject to the assumptions and limiting conditions as
well as certification of appraisal, as documented in the accompanying report. I certify that Steven L. Frey, SRPA has
no present or contemplated future interest in the property beyond this estimate of value.
Comments on Competency Rule
The Competency Rule, as described in Uniform Standards of Professional Appraisal Practice (USPAP), states that
prior to entering into an agreement to perform any assignment, an appraiser must properly identify the problem to be
addressed and have the knowledge as well as experience to complete the assignment competently. Enclosed are my
qualifications/related appraisal experience which demonstrate my level of competency with respect to this valuation.
In order to develop the opinion of market value, I, Steven L. Frey, SRPA have prepared a narrative appraisal report
which is intended to comply with the reporting requirements set forth under Standards Rule 2.2(a) of the USPAP. I
have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this
report within the 3-year period immediately preceding acceptance of the appraisal assignment.

____________________________
Steven L. Frey, SRPA
Certified General Appraiser
CT. State License No. RCG.0000218
Expiration Date: 4-30-2022
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EXECUTIVE SUMMARY

PROPERTY ADDRESS:

20 Island Avenue (n/f Island Avenue School)
Madison, New Haven County, CT 06443

OWNER OF RECORD:

Town of Madison

LEGAL REFERENCE:

November 3, 1949 (Refer to Document)

ASSESSORS REFERENCE:

Map 27 / Lot 35

INTENDED USER:

Town of Madison and/or Designated Affiliates

INTENDED USE OF APPRAISAL:

Internal Decision-Making

PROPERTY RIGHTS APPRAISED:

Fee Simple Estate

TYPE OF REPORT:

Narrative Format

DATE OF APPRAISAL:
DATE OF TRANSMITTAL:

March 19, 2021
April 19, 2021

ZONE CLASSIFICATION:

R-2 (Residential)

PROPERTY ASSESSMENT:

$3,969,800

ANNUAL TAX BURDEN:

Tax Exempt Status

TOTAL LAND AREA:
USABLE LAND AREA:

8.62 Acres or 375,487 Square Feet
Estimated @ 6+/- Acres

INLAND-WETLANDS AREA:

Estimated @ 30%

POTENTIAL LOT YIELD:

6-7 Lots (0.73-0.92 Acre)

BUILDING IMPROVEMENTS:

A 36,723 square foot school originally constructed in
1950, with additions completed through 1998.

HIGHEST & BEST USE:

Interim Use: Continued educational use i.e., non-profit
school, until residential development is feasible.

APPROACHES TO VALUE:

Sales Comparison Approach (Continued School)
Sales Comparison Approach (Acreage-Land)
Land Development Model (Subdivision)

PRICE PER SQUARE FOOT OF BUILDING:

$54-56 per Square Foot

PRICE PER ACRE:

$425,000 per Usable Acre

PRICE PER POTENTIAL LOT:

$487,500 per Building Lot

ESTIMATED VALUES:
Cost Approach ....................................................................................................................................... Not Developed
Sales Comparison Approach (Continued School) ....................................................................................... $2,020,000
Sales Comparison Approach (Acreage)....................................................................................................... $2,190,000
Income Capitalization Approach (Land Development Model).................................................................... $1,900,000
FINAL VALUE CONCLUSION (Continued School Scenario) ........................................................... $2,020,000
FINAL VALUE CONCLUSION (Residential Development Scenario) ................................................ $2,045,000
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APPRAISER'S CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in this appraisal report:
1.

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

2.

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

3.

I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

4.

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

5.

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

6.

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

7.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

8.

Steven L. Frey, SRPA has made a personal inspection of the property that is the subject of this
appraisal report.

9.

No one provided significant appraisal assistance to the person signing this certification.

10.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Code of Professional Ethics of the Appraisal Institute.

11.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.

12.

As of the date of this report, Steven L. Frey, SRPA, has completed the voluntary requirements of
the continuing education program of the Appraisal Institute.

13.

I, Steven L. Frey, SRPA, have not previously appraised the subject property and or performed any
related services within the past 3 years.

______________________________
Steven L. Frey, SRPA
Certified General Appraiser
CT. State License No. RCG.0000218
Expiration Date: 4-30-2021
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STATE/COUNTY MAPS
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TOWN OF MADISON
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LOCATION MAPS
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SATELLITE IMAGES
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ABUTTING LAND-OWNERS
(Subject-Blue & Abutting Parcels-Yellow)

Address: 56 Island Avenue, Madison
Comments: This 0.88 acre site is zoned R-3 and is improved with a
contemporary style dwelling built in 1932 and offers 3,063 SF.

Address: 44 Island Avenue, Madison
Comments: This 1.17 acre site is zoned R-2 and is improved with a
cape cod style dwelling built in 1974 and offers 1,411 SF.

Address: 32 Island Avenue, Madison
Comments: This 1.35 acre site is zoned R-2 and is improved with a
colonial style dwelling built in 1975 and offers 4,045 SF.
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ABUTTING LAND-OWNERS
(Continued)
Address: 566 Boston Post Road, Madison
Comments: This 1.30 acre site is zoned R-2 and is improved with a
circa 1675 saltbox dwelling containing 2,241 square feet.

Address: 558 Boston Post Road, Madison
Comments: This 1.4 acre site is zoned R-2 and is improved with a
circa 1830 colonial style dwelling that contains 5,807 square feet. A
detached garage with accessory apartment was built in 2005.

Address: 554 Boston Post Road, Madison
Comments: This 1.41 acre site is zoned R-2 and is improved with a
circa 1800 colonial style dwelling containing 3,168 square feet.

Address: 548 Boston Post Road, Madison
Comments: This 1.67 acre site is zoned R-2 and is improved with a
circa 1750 colonial style dwelling that contains 2,704 square feet. A
detached cottage i.e., accessory apartment was built in 1998.

Address: 542 Boston Post Road, Madison
Comments: This 1.5 acre site is zoned R-2 and is improved with a
circa 1789 colonial style (2-family) dwelling that contains 3,198
square feet. A detached cape-cod style dwelling offering 1,459
square feet was built in circa 1900.
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ABUTTING LAND-OWNERS
(Continued)
Address: 536 Boston Post Road, Madison
Comments: This 4.19 acre site is zoned R-2 and is improved with a
circa 1822 colonial style dwelling that contains 3,804 square feet. A
detached, converted barn is located to the rear of the parcel and
contains 2,316 square feet.

Address: 55 Wyndy Brook Lane, Madison
Comments: This 1.05 acre site is zoned R-3 and is improved with a
contemporary style dwelling, built in 1966 containing 2,771 SF.

Address: 48 Wyndy Brook Lane, Madison
Comments: This 0.80 acre site is zoned R-3 and is improved with a
masonry, colonial style dwelling built in 2011. The dwelling size
contains 5,532 square feet.

Address: 41 Windward Lane, Madison
Comments: This 0.78 acre site is zoned R-3 and is improved with a
contemporary style dwelling built in 1976 and offers 3,336 SF.

Address: 42 Windward Lane, Madison
Comments: This 0.54 acre site is zoned R-3 and is improved with a
contemporary style dwelling built in 1976 and offers 3,336 SF.
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SUBJECT PHOTOGRAPHS
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IDENTIFICATION OF PROPERTY
The property being appraised is located on the western periphery of the Madison Central Business District, fronting
along the westerly side of Island Avenue. More specifically, the subject property is further recognized on the Madison
Tax Assessor's Records as Lot 35, on Map 27. A GIS map is included within the Site Data Section of this report for
visual reference as well as the most recent Survey map available.

PURPOSE OF APPRAISAL
The purpose of this appraisal assignment is to estimate the as is value, in the fee simple interest, reflecting market
conditions as of March 19, 2021.

INTENDED USE/USER OF APPRAISAL
It is my understanding that the intended use of this appraisal is for internal decision-making purposes, and the only
intended user is the Town of Madison and/or designated affiliates.

PROPERTY RIGHTS APPRAISED
The subject property has been appraised as a fee simple estate. That is, “Absolute ownership unencumbered by any
other interest or estate, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat.”1

STATEMENT OF OWNERSHIP
The subject is owned by the Town of Madison. Refer to a document in the report addenda, dated November 22, 1949,
which approves the construction of a new elementary school @ the Island Avenue site.

HISTORY OF SUBJECT PROPERTY
Based on a review of the Madison Land Records, there has been no deed transactions associated with the subject
property in the past 3 years. The town has owned the property since its original construction in 1950.

SCOPE OF WORK
In order to support my highest and best use conclusion, I have developed the Sales Comparison Approach. That is, I
have developed recent sales of educational facilities and analyzed this market data on a price per square foot basis.
Since the subject property lends itself to future residential development in accordance with the R-2 zone, I have also
analyzed sales of similar acreage throughout CT purchased for some form of residential housing development. This
market data was analyzed on a price per usable acre basis.
In support of the acreage sale analysis, I have also utilized a Land Development, aka Subdivision Model (LDM). This
approach first establishes the gross sales proceeds to be achieved by analyzing sales of competing residential building
lots. Therefore, the Sales Comparison Approach was utilized within this valuation method to estimate the revenues
for the LDM. An adequate supply of recent sales associated with competing building lots located within the subject
community were available for analysis in order to estimate retail sale prices. Appropriate operating expenses and
carrying costs inclusive of demolition of the existing improvements, infrastructure installation, real estate taxes,
marketing (i.e., sales commissions), insurance/overhead, legal/closing fees, and a provision for developer's profit, etc.
are then deducted. This establishes the net income. The resultant net income (revenues) from the sale of the building
lots is then discounted over a projected absorption period in order to estimate a present value (PV) to a single
purchaser. A deduction for profit is required to reflect the typical risk for developing this type/size project subject to
current market conditions. The percentage typically recognizes the magnitude of sales revenue and developer’s profit
which can be utilized as an expense to separate the management’s effort from that of the real property.
1

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago Ill., Copyright 2015, Page 90.
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NATIONAL/REGIONAL/STATE ANALYSIS

National Market Overview
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NATIONAL/REGIONAL/STATE ANALYSIS

National Market Overview (Continued)
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NATIONAL/REGIONAL/STATE ANALYSIS

National Market Overview (Continued)

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

Steven L. Frey & Associates, Inc.

P a g e | - 15 -

NATIONAL/REGIONAL/STATE ANALYSIS
National Market Overview (Continued)
Gross domestic product (GDP) is the value of all goods and services produced in the United States. Real GPD is used
to measure economic output. GDP decreased 31.4% in the 2nd Quarter 2020. The 3rd Quarter 2020 posted a 33.4%
increase whereas, the 4th Quarter 2020 posted a 4.1% increase (second estimate).

Illustrated below in chart form are equity and debt rates associated with capital and money markets provided by the
Federal Reserve and Federal Home Loan Mortgage Corp.
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NATIONAL/REGIONAL/STATE ANALYSIS

National Market Overview (Continued)
In formulating the nation’s monetary policy, the Federal Reserve considers a number of factors that include both
financial and economic indicators. The more well-known indices are discussed below and on the following page along
with graphs which trend the changes within these financial and economic indicators.
Industrial Production
Industrial production is an estimate of change in level of output in the industrial sector of the economy.

Consumer Price Index
An index designed to measure the change in price of a fixed market basket of goods and services. The rate of change
in the CPI is a key measure of inflation in the economy.

Steven L. Frey & Associates, Inc.

P a g e | - 17 -

NATIONAL/REGIONAL/STATE ANALYSIS
National Market Overview (Continued)
Unemployment Rate
The unemployment rate is a measure of the prevalence of unemployment and is calculated as a percentage by dividing
the number of unemployed individuals by all individuals in the labor force.

Single-Family House Prices
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NATIONAL/REGIONAL/STATE ANALYSIS
National Market Overview (Continued)
Historical trends have been analyzed herein utilizing Moody’s Investors Service’s REAL CPP Indices. These indices
measure the change in actual transaction prices for national and regional commercial real estate assets based on the
repeat sales of the same assets.

Steven L. Frey & Associates, Inc.

P a g e | - 19 -

NATIONAL/REGIONAL/STATE ANALYSIS
National Market Overview (Continued)
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NATIONAL/REGIONAL/STATE ANALYSIS
National Market Overview (Continued)
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NATIONAL/REGIONAL/STATE ANALYSIS
New England/CT Overview (Continued)
Population Statistics
The population statistics referenced below are for the State of Connecticut, New Haven County, and the town of
Madison. These figures were extracted from the CERC Town Profile 2019.

Personal Income Statistics
The Median Household Income was reported @ $73,781 for the State of Connecticut, $64,872 for New Haven County,
and $108,167 for the town of Madison.
Employment Statistics
The unemployment rate in Connecticut is 8.3% as of March 2021, per the Labor Department. In comparison, the
national unemployment rate is 6.2%. The New Haven Labor Market, which includes the subject community, posted a
7.7% unemployment rate for the same time period. In the town of Madison, the unemployment rate was 5.4%, with
452 of 8,406 labor participants unemployed.
Non-Farm Employment Statistics
Listed below is a summary of the Labor situation (non-farm employment) dated March 25, 2021, as provided by The
Connecticut Department of Labor.
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NATIONAL/REGIONAL/STATE ANALYSIS
New England/CT Overview (Continued)
Presented below is market data reflecting the State of Connecticut, New Haven County, and the town of Madison’s
single-family sector, as prepared by Raveis Real Estate Company.
State of Connecticut

New Haven County
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NATIONAL/REGIONAL/STATE ANALYSIS
New England/CT Overview (Continued)
Town of Madison

Changes Favoring Buyers & Sellers
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COMMUNITY & NEIGHBORHOOD DATA
Community Analysis
The town of Madison is located in the southernmost portion of CT, within the southeast corner of New Haven County.
The community is bordered by the town of Durham to the north, Long Island Sound to the south, the towns of
Clinton/Killingworth to the east, and the town of Guilford to the west. The geographic area of the town is 36 square
miles, and the population, as of 2020, was 17,401 persons. This indicates density of 483 persons per square mile.

Madison has grown at a slow pace over the last twenty years in terms of population as well as commercial/industrial
development. Since 2017, the population has decreased by 4.6% according to the CT Economic Resource Center
(CERC). The town benefits from an established reputation as an attractive, shorefront community appealing to both
middle-and-upper income commuters, a well-managed school system, proximity to corporate development, as well as
a large contingent of summer residents. This environment has favored expansion of a good quality housing base, while
effectively discouraging large-scale commercial/retail development.
The Town of Madison is serviced by an extensive roadway network, providing excellent local and regional mobility.
Direct access to Interstate 95 within the southern portion of town provides viable passageway to all other highway
systems as well as communities throughout Connecticut. The most prominent secondary roadway servicing the town
is U.S. Route 1, aka Boston Post Road, which represents a heavily-traveled, commercialized arterial thoroughfare that
extends throughout the southern-most part of the community. Additional secondary thoroughfares include CT Routes
79 and 80. The community is also serviced by the Shoreline East Commuter Train Station which provides rail linkages
between New London and New Haven. The train station recently underwent substantial renovation/expansion @ a
reported cost of six million dollars and includes high-level platforms, a commuter shelter area, parking for 200 vehicles
and improved lighting. Regional airline travel is available @ Tweed-New Haven Airport located approximately 7
miles to the west in the community of East Haven. Madison is centrally located to the international airports of New
York, Hartford and Providence. Convenient accessibility to a major interstate highway system as well as employment
centers within nearby cities support the development of this community as a bedroom suburb. Commercial
development has primarily been concentrated within a “village” environment along the eastern portion of Boston Post
Road (U.S. Route 1) and the lower portion of Durham Road, aka CT Route 79. Based on a review of the CREC Town
Profile 2019,government and health care employ the most individuals. Also presented below are the top 5 Grand List
taxpayers/employers. The 2nd chart (next page) references the housing stock/distribution.
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COMMUNITY & NEIGHBORHOOD ANALYSIS

Community Analysis (Continued)

Refer to the report addenda for additional information regarding demographics, economics, education, government,
housing, labor force and quality of life as compiled by the CT Economic Resource Center.
Neighborhood Analysis
The subject parcel is situated within the south-central portion of Madison, fronting along the westerly side of Island
Avenue. Island Avenue extends southerly off Boston Post Road (U.S. Route 1), leading to the Madison Beach Club
and the coastal shoreline. The neighborhood is bounded to the north by Interstate 95, to the south by Long Island
Sound, to the east by the Central Business District (CBD), and to the west by the Madison Country Golf Club/Surf
Club and secondary roadways servicing the community. The immediate area is homogeneous in character, consisting
of single-family development, a scattering of condominium complexes, the town green, churches, the Country Club,
and the Surf Club which includes Exchange and Strong Recreational Fields. Primary access to the neighborhood is
provided via CT Route 79 which bisects Interstate 95 @ Exit 61 approximately ¾ mile north of the subject.
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ZONING DATA
The subject property is situated within R-2 (Residential) district. The following information was extracted from the
Madison Zoning Regulations, Section 3.

Permitted Uses:
Among the permitted uses allowed by right within the R-2 zone include the following:

Per Section 3.4c of the Madison Zoning Regulations, schools are allowed via a special exception (refer below).

Presented in summary chart form of the following page are the yard & bulk requirements for the R-2 zone.
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ZONING DATA
(Continued)
Yard & Bulk Requirements:

Based on the configuration of the parcel, presence of inland-wetlands, etc., it is my opinion that the potential lot yield
for a future subdivision would range between 6-7 lots. Vehicle access would require the installation of a cul-de-sac
roadway extending westerly off Island Avenue to maximize the sites potential lot yield. After reviewing the regulations
for an open space development scenario, 50% of the land area must be devoted to open space. The balance of land
area is divided by 40,000 square feet (minimum lot size) plus 20%. In the subject case, approximately 5.6 lots would
be possible at the subject property. A standard subdivision requires 40,000 square feet (minimum lot size) of the total
land area or 32,000 square feet of buildable area. The more restrictive regulations above are enforced. Based on these
2 scenarios, between 6.5 and 7.4 lots would be allowed. Based on available information, the subject parcel currently
represents a legal, conforming lot.
Under Section 3.12 is a special use regulation for “Cluster” development which would allow for a condominium form
of ownership. However, the subject property does not meet the locational criteria of being 500 feet from a commercial
district. The maximum building density is one unit per 10,000 square feet of buildable area. In the case of the subject,
26 units would be allowed; however, this does not account for an access roadway. A feasibility layout was conducted
by Thomas A. Stevens (Engineer/Surveyor) indicating a total of 25 units grouped in 3-4 unit buildings. A copy of this
layout is presented on the following page. It is the appraiser’s opinion that this development scenario would represent
the highest & best use if the town grants a special exception permit. Refer to Section 4 of the zoning regulations.
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ZONING DATA
(Continued)
Easements/Encroachments/Restrictions
Based on a review of the Madison Land Records, no easements, reservations, conditions and/or agreements were
uncovered that adversely affect or restrict the current or potential use of the site. This office is not a title searching
firm, however, and a more detailed review of the land records should be made if the client so desires.
Cluster Feasibility Layout
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ZONING MAP
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SITE DATA
General Site Characteristics
Assessor’s Reference.................................................................. Map 27, Lot 35
Total Land Area.......................................................................... 8.62 Acres or 375,487 Square Feet
Street Frontage............................................................................ 280 LF (W/S Island Avenue)
Configuration/Topography ......................................................... Highly Irregular / Level-to-Gentle Slope
Soil Types/Elevation................................................................... Unknown
Designated Inland-Wetlands....................................................... Estimated @ 30%
Utilities ....................................................................................... Septic System / Municipal Water
FEMA Flood Zone (Percentage) ................................................ Estimated @ 30%
FEMA Zone Classification ......................................................... Refer Below

The parcel is situated within the south-central portion of Madison and fronts along the westerly side of Island Avenue.
Based on available maps, in addition to a physical inspection conducted, it is my opinion that approximately 30% of
the site is adversely affected by designated inland-wetlands. This can be attributed to the fact that the western and
northern boundary lines are formed by Tuxis Brook. Although the FEMA Flood Map referenced herein indicates “no
special flood hazard area”, the survey and GIS maps illustrate that the westerly/northerly portions of the parcel are
located in the 100 & 500-year flood zones. The presence and location of these wetlands does not appear to negatively
affect the site’s developable potential, albeit significantly reduced. The lot configuration is highly irregular and the
topography ranges from level @ street grade to gently sloping toward the wetland areas. As stated, sewage disposal
is accomplished via private septic system and municipal water is located in the street. Surface parking totals 55 spaces
(or 1.5 spaces per 1,000 square feet of building area). Based on a review of the Madison Land Records, the parcel
does not appear to be subject to any easements or encroachments, reservations, conditions and/or agreements that are
adversely affect or restrict the property. However, this office is not a title searching firm and a more detailed review
should be made if the client so desires. Presented below is the zoning calculations form the survey map on file.
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FEMA FLOOD MAP
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SURVEY MAP/GIS MAP

Steven L. Frey & Associates, Inc.

P a g e | - 33 -

ASSESSMENT & TAX DATA

The subject property is identified on the Madison Tax Assessor Records as Lot 35 Map 27. Madison completed its
most recent revaluation in 2018, with all assessments reported to represent 70% of market value at that time. All towns
and cities within the State of Connecticut require property owners to pay ad valorem taxes each year, based upon the
value of real estate, motor vehicles and personal property. The property owners within a community are required to
pay taxes as of the ownership of property on October 1 of the prior year. The tax rate applicable to the 2020 Grand
List is 28.35 mills. Presented below is the 2018 assessment and associated tax burden for the subject property.
Map 27, Lot 35
100% Market Value......................................................... $5,671,100
Building Component........................................................ $3,217,600
Land Component ............................................................. $ 738,300
Outbuilding...................................................................... $ 13,900
Total Assessment ............................................................. $3,969,800
2017 Mill Rate................................................................. x 0.02835
Annual Tax Burden ....................................................... $ 112,544
According to the Madison Tax Collector, the real estate taxes are exempt given the current use as a non-profit school.
If the property was to be developed into a residential subdivision, the induvial building lot tax burdens have been
estimated @ $8,000 which is based on the area sales utilized herein. Based upon historical trends, future real estate
tax burdens for the subject are forecast to increase annually between 2%-4%.
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DESCRIPTION OF IMPROVEMENTS
The following building description is based upon a physical (exterior) inspection conducted on March 19, 2021.
General Building Characteristics
Type / Use...................................................... Educational Facility / Pre-K to 8th Grade School
No. of Stories................................................. One
Gross Building Area ...................................... 36,723 Square Feet
Original 1950-1953 Structure ........................ 27,208 Square Feet
Modular Structures (1994-1998) ................... 9,515 Square Feet or ~26%
Year Built ...................................................... 1950-1998
Condition Rating............................................ Average/Good
Quality of Construction ................................. Average
Construction/Exterior Description
Foundation..................................................... Reinforced Concrete Slab
Structural Support.......................................... Masonry & Steel
Exterior Walls................................................ Concrete & Brick
Exterior Wall Height ..................................... 10-22 Feet
Roof Style...................................................... Flat
Decking / Roof Surface ................................. Metal-Rubberized Membrane / Wood-Built-Up
Windows........................................................ Original Crank-Out (1950-1953) / Sliders (1994-1998)
Interior Finish
Interior Walls................................................. Painted Gypsum Board & Concrete Block
Ceilings.......................................................... Acoustic Ceiling Tiles & Open Metal Truss
Floor Coverings ............................................. Carpet, Asphalt & Ceramic Tile, Concrete
Lighting ......................................................... Suspended/Recessed Strip Fluorescent & Incandescent
Mechanical Equipment
HVAC............................................................ Propane-Fired, Hot Water Baseboard & Forced Air
Plumbing........................................................ Copper Piping for Water and PVC for Waste
Electrical ........................................................ Unknown (Assumed Adequate)
Water Supply ................................................. Municipal
Sewage Disposal............................................ Private Septic System/Leaching Fields
Fire Protection ............................................... Alarms
Additional Features........................................ Partial Central AC - Modular(s)
Furniture, Fixtures & Equipment (FF&E)
All FF&E utilized in conjunction with the current use i.e., private educational-school, is considered personal property.
Therefore, their contributory value has not been considered in this appraisal report.
Comments on Condition & Functional Utility
The improvements have been maintained in average-to-good overall condition. The appraiser did not notice any major
items of deferred maintenance during the inspection. The preceding analysis discussed the various components of the
improvements including the overall design and layout, as well as quality of construction of the interior finish. With
respect to utility, the building offers a functionally correct design/layout and layout for an older, educational facility
i.e., day school, and has been reasonably well maintained over the years.
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DESCRIPTION OF IMPROVEMENTS
(Continued)
Comments on Condition & Functional Utility
According to Mr. William H. McMinn, town of Madison Director of Facilities, the windows are original within the
1950-1953 section of the building and no central air-conditioning is available other than in the modular additions
(1994-1998). Also, the septic system and leaching fields are dated but remain in reasonably good working order. The
roof was replaced in 2009 and periodic capital improvements have been addressed over the years. Based on the age
characteristics below, it is my opinion that the subject improvements have a remaining economic life of 10-15 years
without any major repairs and/or renovation program required.
Age Characteristics
Physical Life............................................................................... 50 years
Chronological Age ..................................................................... 23-71 years
Effective Age.............................................................................. 35-40 years
Remaining Economic Life.......................................................... 10-15 years
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DESCRIPTION OF IMPROVEMENTS
(Continued)
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HIGHEST & BEST USE - DEFINED

Highest and best use is defined as:
"The reasonably probable use of property that results in the highest value. The four criteria that the highest
and best use must meet are legally permissibility, physical possibility, financially feasible, and maximum
productivity"1
"The use of an asset that maximizes its potential and that is possible, legally permissible, and financially
feasible. The highest and best use may be for continuation of an asset’s existing use or for alternate use. This
is determined by the use that a market participant would have in mind for the asset when formulating the
price that it would be willing to bid."2
"The highest and most profitable use for which the property is adaptable and needed or likely to be
needed in the reasonably near future."3
In determining highest and best use when a site contains improvements, the highest and best use may be
different from the existing use. The current or existing use will be considered the highest and best use until
the value of the land component, as vacant and available, exceeds the value of the property as currently
improved plus the cost associated with removing the existing structures. In order to arrive at a conclusion of
highest and best use, as both vacant and as improved, the appraiser addresses the elements affecting the
utilization of the subject property. That is, the physically possible, legally permissible, financially feasible,
and maximally productive use which will result in the highest and best use. In this analysis, the appraiser will
consider these elements sequentially to arrive at the conclusion. The reason for this is that a use must first
be physically possible/legally permissible before it can be financially feasible and maximally productive.

1

The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute, Chicago, Ill., Copyright 2015, Page 109

2

Ibid

3

Ibid
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HIGHEST & BEST USE - ANALYSIS
As previously indicated, when estimating the highest and best use of a particular site as though vacant and as improved,
the following four criteria must be addressed:
Physically Possible: Consideration of physical possible uses include the analysis of those uses for
which the site is physically suited. Relevant characteristics in determining the highest and best use
of the site as though vacant include size, configuration, road frontage, topography, depth, capacity
and availability of utilities, and subsoil conditions.
Legally Permissible: Legally permissible uses include those physically possible uses that may be
legally permitted on the site. Private restrictions, zoning, building codes, historic district controls,
environmental regulations as well as governmental and other related factors must be given
consideration.
Financially Feasible: These uses include all physically possible and legally permissible uses that
are analyzed to determine which will produce an income or return equal to, or greater than, the
amount needed to satisfy capital amortization, financial obligations and operating expenses. In
short, if the returns are judged to be positive, the uses are considered financially feasible.
Maximally Productive: An analysis of the maximally productive use addresses the potential
financially feasible uses. The use that produces the highest value or price, taking into consideration
the appropriate rate of return for that use is considered the H & B use.
Subject Property as Vacant
The subject contains 8.62 acres that is situated along the westerly side of Island Avenue, within the shoreline
community of Madison. The land area associated with the subject exhibits a highly irregular configuration, with a
generally level topography throughout. Approximately 280 linear feet of street frontage is available along the westerly
side of Island Avenue. Based on all available maps, the identified wetland areas (which form the westerly/northerly
boundary lines) is estimated @ 30% of the total parcel. Although the FEMA Flood Map indicates “no special flood
hazard area”, the town GIS/Survey Map illustrates that approximately 30% of the site is located in either the 100 or
500-year flood zones. In this section of town, sewage disposal is accomplished via septic systems, whereas municipal
water is located along the street frontage.
Physically Possible
This appraisal firm was not provided with any soil and/or subsoil report. An additional concern related to the physical
possibility of the site is that of neighborhood conformity, which also drives demand for a particular use. The physical
nature of the site would not limit, other than configuration and the presence of designed inland-wetlands/flood plain,
typical development under the R-2 zone classification.
Legally Permissible
Legal permissibility also depends on other public restrictions such as building codes, historic preservation regulations
and environmental controls as well as private or contractual restrictions deeds and long-term leases. The R-2 zone
essentially allows for single-family development along with agricultural/farming and accessory as of right.
Based on the configuration/topography of the parcel, amount of frontage, percentage and location of wetlands, etc., it
is my opinion that the potential lot yield for a future subdivision would approximate 6-7 lots. This would require the
installation of a small, cul-de-sac roadway extending easterly off Island Avenue in order to maximize the lot yield.
Based on available information, the subject parcel currently represents a legal, conforming lot.
Financially Feasible
The financially feasible analysis begins with all uses that are physically and legally permissible. A positive return or
income equal to, or greater than, the amount required to satisfy operating expenses and the debt service is expected
from a financially feasible use. Based upon an analysis of the subject market, there appears to be a strong demand for
new, single-family dwellings.
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HIGHEST & BEST USE - ANALYSIS
Subject Property as Vacant
Financially Feasible (Continued)
Considering both the physically possible/legally permissible uses previously mentioned, subdivision of the parcel
represents the highest and best use as vacant. However, this development scenario requires the necessary access road
improvements i.e., infrastructure, utility trenches and septic systems. In addition, an engineering study would be
required to determine the financial as well as physical feasibility of road and/or driveway construction to provide
vehicular access to the site.
Maximally Productive
Based upon an analysis of all the preceding information, it is my opinion that the highest and best use of the subject,
as vacant, is considered single-family development in accordance with the R-2 zoning requirements. All factors
considered; the most likely purchaser of the subject property is a prospective party interested in future subdivision of
the parcel. This would include the westerly portion of the site devoted to open space due to existing wetlands.
Subject Property as Improved
As will be demonstrated, the subject is considered to represent an interim use.
The Dictionary of Real Estate Appraisal identifies interim use as, “a temporary use to which a site or improved
property is put until it is ready for its future highest and best use.” Thus, interim use is a current highest and best use
that is likely to change in a relatively short time period.
It is the appraiser’s opinion that a condominium development scenario would represent the highest and best use if the
town grants a special exception permit. Under Section 3.12 is a special use regulation for “Cluster” development
which would allow for a condominium form of ownership. However, the subject property does not meet the locational
criteria of being 500 feet from a commercial district. The maximum building density is one unit per 10,000 square feet
of buildable area. In the case of the subject, 26 units would be allowed; however, this does not account for an access
roadway. A feasibility layout was conducted by Thomas A. Stevens (Engineer/Surveyor) indicating a total of 25 units
grouped in 3-4 unit buildings. This conclusion is supported by the recent purchase of 908 Boston Post Road, Madison
for $1,145,000 or $163,571 per approved unit. This property is commonly referred to as the “General’s Residence,”
which contains 1.24 acres of R-2 zoned land located on the eastern periphery of the Madison CBD. Approved for
development with 5 new (2-bedroom) units and 2 new (3-bedroom) units within the former residence built circa 1729.

VALUATION PREMISE
In order to support my highest and best use conclusion, I have developed the Sales Comparison Approach. That is, I
have developed recent sales of educational facilities and analyzed this market data on a price per square foot basis.
Since the subject property lends itself to future residential development in accordance with the R-2 zone, I have also
analyzed sales of similar acreage throughout CT purchased for some form of residential housing development. This
market data was analyzed on a price per usable acre basis.
In support of the acreage sale analysis, I have also utilized a Land Development, aka Subdivision Model (LDM). This
approach first establishes the gross sales proceeds to be achieved by analyzing sales of competing building lots.
Therefore, the Sales Comparison Approach was utilized within this valuation method to estimate the revenues for the
LDM. An adequate supply of recent sales associated with competing building lots located in the subject community
were available for analysis in order to estimate retail sale prices. Appropriate operating expenses and carrying costs
inclusive of demolition of existing improvements, infrastructure installation, real estate taxes, marketing (i.e., sales
commissions), insurance/overhead, legal/closing fees, and a provision for developer's profit, etc. are then deducted.
This establishes the net income. The resultant net income (revenues) from the sale of the building lots is then
discounted over a projected absorption period in order to estimate a present value (PV) to a single purchaser. A
deduction for profit is required to reflect the typical risk for developing this type/size project subject to current market
conditions. The percentage typically recognizes the magnitude of sales revenue and developer’s profit which can be
utilized as an expense to separate the management’s effort from that of the real property.
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SALES COMPARISON APPROACH
(Continued School Scenario)

The Sales Comparison Approach is utilized to estimate market value by comparing similar, multi-purpose, educational
facilities i.e., day schools, which have recently sold within the greater subject market area. This approach is defined
as "the process of deriving a value indication for the subject property by comparing sales of similar properties to the
property being appraised, identifying appropriate units of comparison, and making adjustments to the sale prices (or
unit prices, as appropriate) of the comparable properties based on relevant, market-derived elements of comparison."1
When employing this approach, the appraiser is guided by a number of appraisal principles such as supply/demand,
balance, substitution and conformity. Estimating market value via this approach is the interpretation of the actions of
the typical users and investors within the marketplace. As a result, the basis of the SCA is the principle of substitution
which implies that the value of a property tends to be set by the cost of acquiring an equally desirable substitute. In
applying the SCA, the appraiser follows a systematic procedure. This procedure begins with researching the subject
market in an effort to compile information about comparable closed sales, pending sales and, current offerings similar
to the subject property. The information is then verified to confirm its factual accuracy and to determine whether the
transaction reflects "arm's length" conditions of sale. After market data has been verified, the appropriate units of
comparison are considered. In the analysis of the comparable sales data, it is important to note that the improved
property sales are always adjusted to the subject property based on an appropriate unit of measure. The use of an
analysis grid provides an opportunity to compare the subject property with the comparable sales to detect differences
in real property rights conveyed, financing terms, conditions of sale, market conditions, location, physical and income
characteristics. The differences in the comparable sales are compensated for by the use of appropriate adjustments.
The adjustment process to follow is typically applied through either a quantitative or qualitative analysis, or possibly
a combination of the two. Quantitative adjustments are typically developed as dollar or percentage amounts and are
most credible when sufficient data exists to perform a paired sales or statistical analysis. While I present numerical
adjustments within the following analysis, these percentages are based on qualitative judgment rather than empirical
data as there is not sufficient data to develop a reliable quantified value estimate within a reasonable range. As a result,
the qualitative adjustments are based on a scale calibrated in 1%-5% increments.
Summary of Improved Property Sales
Our research revealed a non-existent supply of recently consummated, multi-purpose property sales located within the
town of Madison. As a result, my research was expanded throughout the State of CT & Rhode Island. The appropriate
unit of comparison in the appraisal of said buildings is the sale price per square foot.
Presented below is a summary of the sale selected for analysis.

SUMMARY OF SCHOOL BUILDING SALES

Property Address

Recorded
Sale Date

Condition
Bldg. Age

Building
Area

Land/Building
Ratio

Recorded
Sale Price

Sale Price
per SF

1

2105 State Street
Hamden, CT

Closed
2/4/2020

Average-Good
1922

32,098 sf

3.4:1

$1,650,000

$51

2

51 Gabb Road
Bloomfield, CT

Pending
Contract

Average-Good
1974

36,000 sf

10.5:1

$2,250,000

$63

3

75 Brenton Road
Newport, RI

9/22/2020

Average-Good
1870-2008

17,108 sf

8.9:1

$1,600,000

$94

Subject

20 Island Avenue
Madison, CT

3/19/2021
Appraisal

Average-Good
1950-1998

36,723 sf

7.2:1 (Eff)

n/a

n/a

Sale #

1

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago Ill., Copyright 2015, Page 207.
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IMPROVED PROPERTY SALE NO. 1
(2105 State Street, Hamden, CT)

Grantor.................................................................................... West Woods Bible Chapel, Inc.
Grantee ................................................................................... Una Iglesia Para La Ciudad, Inc.
Legal Reference ...................................................................... Volume 4676, Page 87
Date of Sale ............................................................................ February 4, 2020
Recorded Sale Price................................................................ $1,650,000
Sale Price PSF ........................................................................ $51
Verification Source................................................................. Land Records / Listing Agent / CoStar / MLS
Parcel Size & Land-to-Building Ratio .................................... 2.51 Acres / 3.4:1
Configuration / Topography ................................................... Rectangular / Generally Level
Available Utilities................................................................... Municipal Water / Sanitary Sewers / Natural Gas
Zone Classification ................................................................. M (Manufacturing)
Parking.................................................................................... 115 Spaces or 3.6 per 1,000 SF
Building Size / # of Stories ..................................................... 32,098 Square Feet / Two Stories
Building Type / Use................................................................ Masonry / Former School
Year Built / Condition Rating ................................................. Circa 1922 / Average-Good
Additional Features................................................................. 3 Stop Elevator
Occupancy .............................................................................. 100%
Buyer Profile / Tenant(s) ........................................................ Owner-User
Current Rental Rate ................................................................Not Applicable
Net Operating Income.............................................................N/A
Overall Capitalization Rate.....................................................N/A
Original List Price................................................................... $3,173,000
Prior Sale Price/Date...............................................................N/A
Real Estate Taxes.................................................................... Tax Exempt
Lender..................................................................................... Seller (PMM) @ $1,250,000
General Comments
Sale of a two-story, masonry, former Christian Academy that provides 32,098 square feet gross building area; constructed
circa 1922. The building was occupied for 43 years by the West Woods Christian Academy, which closed its doors
permanently after the 2017-2018 school year. After approximately 1.5 years of market exposure, the property sold to a
Fair Haven based religious institution known as Una Iglesia Para La Ciudad, aka A Church for the City. The property
was marketed by Coldwell Banker, which was originally listed @ $3,173,000. The listing was subsequently reduced to
$2,500,000, and later expired (per MLS) on July 13, 2019. The property was re-listed on July 17, 2019 @ $2,250,000;
ultimately transferring for a reported $1,650,000. According to reports, the new ownership will begin operations as a
musical school. The next phase will include daycare programs, followed by Pre-K through 6th grade. Based on the press
release, the building will also provide a community counseling center. Although the weekly church services will remain
in Fair Haven, the owners plan to fundraise $1,500,000 in order to construct a new facility on the existing parcel.
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IMPROVED PROPERTY SALE NO. 1
(Continued)
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IMPROVED PROPERTY SALE NO. 2
(51 Gabb Road, Bloomfield, CT)

Grantor....................................................................................New England Jewish Academy, Inc.
Grantee ................................................................................... Confidential
Legal Reference ...................................................................... Volume 1994, Page 173
Date of Sale ............................................................................ Pending Contract
Reported Sale Price................................................................. $2,250,000
Sale Price per SF..................................................................... $63
Verification Source................................................................. Land Records / Listing Agent / CoStar
Parcel Size & Land-to-Building Ratio .................................... 8.70 Acres / 10.5:1
Configuration / Topography ................................................... Irregular / Varied
Street Frontage........................................................................ 180 LF S/W side of Gabb Road
Available Utilities................................................................... Water/Sewer/Natural Gas
Zone Classification ................................................................. R-20 (Residential)
Parking.................................................................................... Adequate Surface
Building Size / # of Stories ..................................................... 36,000+/- SF / 3 Stories
Building Type / Use................................................................ Masonry / Hebrew School
Year Built / Condition Rating ................................................. 1974 / Average-Good
Additional Features................................................................. Gymnasium
Occupancy .............................................................................. 100%
Buyer Profile / Tenant(s) ........................................................ Owner-User
Current Rental Rate ................................................................Not Applicable
Net Operating Income.............................................................N/A
Overall Capitalization Rate.....................................................N/A
Original List Price................................................................... $2,250,000
Prior Sale Price/Date...............................................................N/A
Real Estate Taxes.................................................................... Tax Exempt
Lender..................................................................................... Cash Deal
General Comments:
Sale of a 3-story, masonry & steel, Hebrew Academy operating as a K-8th grade school; commonly referred to as The
Bees and Paul Sigel Hebrew Academy. The main building contains 32,923 square feet on 3 levels and was constructed
in 1974. A second building consists of two-stories and was constructed in 1900, representing a 4-bedroom house utilized
as an administrative office. According to the listing agent (Rick Chozick), the property will continue to be utilized as a
school and the prospective buyer is an owner-user. This property was exposed to the open market for 349 days.
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IMPROVED PROPERTY SALE NO. 2
(Continued)
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IMPROVED PROPERTY SALE NO. 3
(75 Brenton Road, Newport, RI)

Grantor.................................................................................... Downeaster Alexa Holdings
Grantee ................................................................................... Austin C. Willis
Legal Reference ...................................................................... Volume 2927, Page 81
Date of Sale ............................................................................ September 22, 2020
Recorded Sale Price................................................................ $1,600,000
Sale Price PSF ........................................................................ $94
Verification Source................................................................. Land Records / Listing Agent / CoStar / MLS
Parcel Size & Land-to-Building Ratio .................................... 4.63 Acres / 8.9:1
Configuration / Topography ................................................... Irregular / Generally Level
Street Frontage........................................................................ 335.34 LF
Available Utilities................................................................... Municipal Water / Sanitary Sewers / Natural Gas
Zone Classification ................................................................. RES160
Parking.................................................................................... 35 Spaces or 1.6 per 1,000 SF
Building Size / # of Stories ..................................................... 17,108 Square Feet / One & Two Stories
Building Type / Use................................................................ Masonry / School / Single-Family Dwelling
Year Built / Condition Rating ................................................. 1870, 1957 and 2008 / Average-Good
Additional Features................................................................. Sprinkler System / Auditorium
Occupancy .............................................................................. 100%
Buyer Profile / Tenant(s) ........................................................ Owner-User
Current Rental Rate ................................................................Not Applicable
Net Operating Income.............................................................N/A
Overall Capitalization Rate.....................................................N/A
Original List Price................................................................... $1,600,000
Prior Sale Price/Date............................................................... $1,325,000 (12/2018)
Real Estate Taxes.................................................................... Tax Exempt
Lender..................................................................................... Cash Deal
General Comments
This property sold in December 2018 for $1,325,000 or $77 per square foot and continued as a school by an owner-user.
This transfer was confirmed with the buyer-broker (Christina Rescia of William Raveis Chapman Enstone). According
to the Lila Delman agency, the most recent purchase referenced above went for full list price and the buyer intends on
converting the property to a private residence. A portion of the school was demolished.
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IMPROVED PROPERTY SALE NO. 3
(Continued)
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SUPPLEMENTAL SALE
(Informational Purposes Only)

Address: 11 Killingworth Turnpike, Clinton
Grantor: Town of Clinton
Grantee: Indian River Shops
Legal Reference: Volume 525, Page 727
Verification Source: Land Records, Meeting Minutes, Local Articles and Town Representatives
Recorded Sale Date: October 5, 2020
Recorded Sale Price: $2,200,000; Adjusted to $2,000,000
Adjusted Sale Price Per Acre: $54,054
Adjusted Sale Price Per Usable Acre: $77,220
Total Land Area: 1,612,676 Square Feet or 37 Acres
Usable Land Area: 25.90 Acres
Percentage of Inland Wetlands: Estimated @ 30%
FEMA Flood Zone: Yes
Street Frontage: 1,886.83 LF or 51 LF per Acre
Configuration/Topography: Irregular / Generally Level
Zone Classification: IDZ (Interchange Development Zone)
Available Utilities: Municipal Water & Electricity
Existing Improvements: Former Morgan High School
Financing: None Recorded
Comments: This sale represents a 37-acre site improved with the former Morgan High School located within the
Middlesex County community of Clinton. The parcel fronts along the easterly side of Killingworth Turnpike
(CT. Route 81) and is located in close proximity to Exit 63 off Interstate 95 and the Clinton Crossing Premium
Outlets. The site has been subdivided into 11 lots, one of which is designated as a conservation parcel. This
parcel contains A significant amount of inland-wetlands and a portion falls within FEMA Zone AE due to the
presence of the Indian River. I have estimated that approximately 30% of the land area is non-usable. The town
approved the sale of this parcel in December 2018 however, the transfer did not occur until October 2020.
Subsequent to the agreement, environmental issues were discovered, and the town agreed to a $200,000 tax
abatement. As a result, I have adjusted the sale price to $2,000,000. The site is approved for development with a
multi-building, commercial project consisting of retail, restaurant, and hotel facilities. The primary tenant will
be a Big Y Supermarket with other tenants reported to include Starbucks. A four-story hotel is also proposed for
the site. The former high school is being razed to allow for the various phases of development.
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SALES COMPARISON APPROACH
(Continued)

SCHOOL BUILDING SALES

Adjustment Category
Recorded Sale Price
Unadjusted Price/SF
Property Type
Overall Capitalization Rate

20 Island Avenue
Madison, CT
n/a

2105 State Street
Hamden, CT
$1,650,000

51 Gabb Road
Bloomfield, CT
$2,250,000

75 Brenton Road
Newport, RI
$1,600,000

n/a

$51

$63

$94

School

Musical School

Hebrew School

Former School

n/a

n/a

n/a

n/a

Fee Simple Interest

Fee Simple Interest

0%

Fee Simple Interest

0%

Fee Simple Interest

0%

Financing Terms

Conventional

Seller (PMM)

0%

Cash Deal

0%

Cash Deal

0%

Conditions of Sale

Arm’s Length

Arm’s Length

0%

Arm’s Length

0%

Arm’s Length

0%

N/A

None

0%

None

0%

None

Real Property Rights

Expenditures After Sale
Cumulative Adjustment
Adjusted Price/SP
Market Conditions (Time)
Adjusted Price/SF
Locational Characteristics
Building Size
Condition Rating/Bldg. Age
Functional Utility:
Land-to-Building Ratio
Municipal Utilities
Zone Classification
Quality of Construction
Fire Protection
Parking
Heating Systems
% Central AC
# of Buildings
Elevator
Additional Features
Total Utility Adjustment
Economic Characteristics:
Real Estate Taxes
Occupancy Level
NOI PSF
Total Economic Adjustment
Cumulative Adjustment
Final Adjusted Price/SF

0%
n/a
3/19/2021 (Appraisal)

$51
Closed 2/4/2020

n/a

0%

$63
0%

0%

0%
Pending Contract

$51

$94
(5%)

Closed 9/22/2020

$59

0%

$94

Good

Inferior

20%

Inferior

20%

Superior

(20%)

36,723 SF

32,098 SF

0%

36,000 SF

0%

17,108 SF

(10%)

Avg-Good/1950-1998

Avg-Good/ 1922

0%

Avg-Good/1974

0%

Avg-Good/1870-2008

0%

9.8:1 (EFF: 7.2:1)
W
R-2
Average
None
1.5 per 1,000 SF
Propane Gas
26%
Two (inter-connected)
n/a
Gymnasium/Solar

3.4:1
W/S/G
M
Average
None
3.6 per 1,000 SF
Natural Gas
100%
One
Yes
Separate Utilities

5%
(5%)
0%
0%
0%
(5%)
0%
(5%)
0%
n/a
(5%)
(15%)

10.5:1
W/S/G
R-20
Average/Good
None
Adequate Surface
Natural Gas
100%
One
No
Gymnasium

0%
(5%)
0%
(10%)
0%
0%
0%
(5%)
0%
n/a
(5%)
(25%)

8.9:1
W/S/G
RES160
Average
Yes
1.6 per 1,000 SF
Natural Gas
Partial A/VC
One
n/a
Auditorium

n/a
(5%)
0%
0%
(5%)
0%
0%
0%
0%
0%
(5%)
(15%)

Tax Exempt
Tenant
n/a

Tax Exempt
Owner-User
n/a

0%
0%
0%
0%
5%

Tax Exempt
Owner-User
n/a

0%
0%
0%
0%
(5%)

Tax Except
Owner-User
n/a

0%
0%
0%
0%
(45%)

N/A
N/A

$54

$56

$51

W = Water / S = Sewer / NG = Natural Gas
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SALES COMPARISON APPROACH
(Continued)
Analysis of Improved Property Sales
The following analysis compares the improved property sales chosen for analysis and measures their degree of
comparability to the subject property. When analyzing the sales data, eight common elements of comparison were
addressed within this analysis including:
1) Property Rights Conveyed
2) Financing Terms
3) Conditions of Sale
4) Expenditures after Sale
5) Market Conditions
6) Locational Characteristics
7) Physical Characteristics
8) Economic Characteristics (Taxes & Occupancy)
Real Property Rights Conveyed
We have identified the real property rights conveyed with each comparable transaction selected for analysis. In the
valuation process, when essential differences exist between contract and market rent, an adjustment representing the
difference must be made. The property rights associated with the subject reflect a fee simple interest. Although the
subject facility is currently occupied by Our Lady of Mercy, the client did not want the current rental agreement
considered. Sales 1-3 also transferred a fee simple interest, requiring no adjustment.
Financing Terms
The sales must be adjusted for any preferential (atypical) financing received which may have encouraged the purchaser
to pay more for the property than might have otherwise been the case if conventional financing had been employed.
When a comparable sale is determined to have obtained favorable financing, it is adjusted accordingly to bring it to a
cash equivalent value. The grantee associated with Sale 1 obtained financing from the seller in the form of a Purchase
Money Mortgage. The rate/terms were @ market. Therefore, no adjustment was necessary. Sales 2-3 were reportedly
purchased on an all cash deal. As a result, no adjustments were required for this element of comparison.
Conditions of Sale
An attempt must be made in understanding the motivation of the seller and purchaser when establishing market value.
When atypical market criteria influence sale prices in the marketplace, the differences must be isolated and identified
for potential adjustments if this data is to be utilized for analysis. Based upon the verification process, sale comps 1-3
all represented "arm's length" transactions having no undue influence on the recorded prices. No adjustments.
Expenditures after Sale
An adjustment is required when capital expenditures are necessary immediately after the sale. That is, this adjustment
applies to those sales which were negotiated based on various costs that the buyer was aware of and would be required
to spend shortly after the time of transfer in order to continue operations. These items may include deferred
maintenance, environmental remediation, and demolition of improvements or cost to obtain a zone change. The subject
is judged to be in average-good overall condition and no expenditures were required. Reportedly, none of the sales
required immediate expenditures and therefore, no adjustments were made.
Market Conditions
A gradual economic recovery began during the early part of 2010 and continued through February 2020; prior to the
World Health Organization upgrading the COVID-19 status on March 11, 2020 from a “public health emergency” to
a “pandemic.” The developing crisis is having a wide-ranging impact on social and economic activity throughout the
United States and World. Future impacts to any conclusions rendered herein are unknown and/or unclear. Although
the State of CT has experienced increased property demand/values in certain sectors of the real estate market, there is
no definitive sale/resale data related to educational i.e., school facilities. As a result, I have not attempted any
numerical or percentage adjustments to the market sale data chosen for inclusion herein
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SALES COMPARISON APPROACH
Analysis of Improved Property Sales
Locational Characteristics
The subject property is situated on the western periphery of the Madison Central Business District. However, the
immediate area is primarily residential in character, offering close proximity to a major highway and town amenities.
Sales 1-2 are located in Hamden (New Haven County) and Bloomfield (Hartford County), which historically
command lower property values in comparison to the shoreline community of Madison. Consequently, these sales
were adjusted upward. Sales 3 is located in Newport (Rhode Island). Similar to the subject, this property is located in
close proximity to Long Island Sound. However, Newport historically commands higher property values and therefore
was adjusted downward.
Physical Characteristics
Building Size - Consideration was given to the market trend that: as the size of the building increases, the value per
square foot (unit of measure) tends to decrease. Conversely, as the size of a building decreases, the value per square
foot tends to increase. The subject contains 36,723 square feet, whereas the comps range from 17,108 to 36,000 square
feet. The sales were adjusted @ a rate of 5% for each 10,000+/- square foot differential.
Condition/Age - The subject building is rated in average-to-good condition as are the sale comps. No adjustments.
Functional Utility - Several elements of utility have been considered when estimating a cumulative adjustment for this
broad category. These elements include but are not limited to the land-to-building ratio, municipal utilities available
to the site, zone classification, quality of construction, fire protection, parking, heating systems, % central a/c, elevator
service, # of buildings, elevator service and additional features. Refer to the final grid for the specific adjustments.
Economic Characteristics
Economic characteristics include factors the potentially affect net operating income. These adjustments typically apply
to items such as real estate taxes and occupancy levels.
Real Estate Taxes – The subject property and sale comps are tax exempt, requiring no adjustment.
Occupancy Levels – The subject property is currently occupied by an operational school. All of the sales were either
owner-occupied or vacant @ transfer, requiring no adjustment for this element of comparison. Although sale 1 was
vacant @ the time of purchase, the buyer represents an owner-user and therefore, offsets any adjustment.
Concluding Comments
The quantity and quality of available sales data was considered good. When fully adjusted for the aforementioned
differences, the selected sales indicated a range in value from $51 to $56 per square foot of building area, inclusive of
land; the average approximating $54 per square foot. Equal weight was afforded to sales 1-2 as these properties are
located in the State of Connecticut.
Based upon an analysis of all the preceding data and after making adjustments for all variables having influence on
value, it is my opinion that the subject property has an indicated as is value ranging between $54-$56 per square foot
of building area. The indicated value via the Sales Comparison Approach is estimated as follows:
36,723 SF @ $54 PSF =
36,723 SF @ $56 PSF =

$1,983,042
$2,056,488

AS IS VALUE INDICATED VIA THE SALES COMPARISON APPROACH in the fee simple estate, reflecting
market conditions as of March 19, 2021, is:
TWO MILLION TWENTY THOUSAND DOLLARS
($2,020,000)
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SALES COMPARISON APPROACH
(Residential Acreage)
The Sales Comparison Approach is utilized to estimate value by comparing similar-sized parcels that have recently
sold in suburban communities that compete favorably with the town of Madison. This approach is defined as "The
process of deriving a value indication for the subject property by comparing market information for similar properties
with the property being appraised, identifying appropriate units of comparison, and making qualitative comparisons
with or quantitative adjustments to the sale prices (or unit prices, as appropriate) of the comparable properties based
on relevant, market-derived elements of comparison."1
When employing this approach, the appraiser is guided by a number of appraisal principles such as supply/demand,
balance, substitution and conformity. Estimating market value via this approach is the interpretation of the actions of
the typical users and investors within the marketplace. As a result, the basis of the Sales Comparison Approach is the
principle of substitution which implies that the value of a property tends to be set by the cost of acquiring an equally
desirable substitute. In applying the Sales comparison Approach, the appraiser follows a systematic procedure. This
procedure begins with researching the subject market in an effort to compile information about comparable closed
sales, pending sales and, current offerings similar to the subject property. The information is then verified to confirm
its factual accuracy and to determine whether the transaction reflects "arm's length" conditions of sale. After market
data has been verified, the appropriate units of comparison are considered. In the analysis of the comparable sales
data, it is important to note that the improved property sales are always adjusted to the subject property based on an
appropriate unit of measure. The use of an analysis grid provides an opportunity to compare the subject property with
the comparable sales to detect differences in real property rights conveyed, financing terms, conditions of sale, market
conditions, location and physical characteristics. The differences in the comparable sales are compensated for by the
use of appropriate adjustments.
The adjustment process is typically applied through either quantitative or qualitative analysis, or a combination of the
two. Quantitative adjustments are typically developed as dollar or percentage amounts and are most credible when
sufficient data exists to perform a paired sales or statistical analysis. While I present numerical adjustments within the
following analysis, these dollar amounts are based on qualitative judgment rather than empirical data as there is not
sufficient data to develop a reliable quantified value estimate within a reasonable range. As a result, the qualitative
adjustments are based on a scale calibrated in 1%-5% increments. The market sale data chosen for inclusion has been
summarized below. Detailed sale write-ups along with maps are presented on the following pages. This section is
followed by narrative analyses addressing all appropriate elements along with the final adjustment grid and conclusion.
In the subject case, the most applicable unit of comparison is the sale price per acre.
Summary of Vacant Land Sales
Presented below is a summary of the land sales chosen for inclusion.

VACANT LAND SALES

Sale #
1
2
3
4
Subject

1

Property Address
73 Aiken Street
Norwalk, CT
197 Indian River Road
Orange, CT
8, 10, 12 & 14 Locust Hill Road
Darien, CT
37 Church Hill Road
Newtown, CT
20 Island Avenue
Madison, CT

Recorded
Sale Date

Parcel
Size

Recorded
Sale Price

Sale Price
per Acre

8/4/2020

5.53 Acres

$2,975,000

$534,111

10/28/2019

7.513 Acres

$2,253,900

$300,000

7/31/2019

4.82 Acres

$2,200,000

$456,432

5/17/2018

3.97 Acres

$1,600,000

$403,023

3/19/2021
Appraisal

8.62 Acres

n/a

n/a

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, Ill., Copyright 2015, Pg. 207.
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LAND SALE NO. 1

Address: 73 Aiken Street, Norwalk
Grantor: Aiken Street, LLC
Grantee: Aiken Preserve, LLC
Legal Reference: Volume 9050, Page 251
Verification Source: Land Records, CoStar/Grantor
Recorded Sale Date: August 4, 2020
Recorded Sale Price: $2,975,000
Sale Price Per Acre: $534,111 / $534,11 Per Usable Acre
Total Land Area: 242,913 SF or 5.57 Acres
Percentage of Inland Wetlands: None per available maps
FEMA Flood Zone: No
Street Frontage: 485.91 LF or 87 LF per Acre
Configuration/Topography: Irregular / Varied
Zone Classification: A (Residence A)
Available Utilities: Water, Sewer & Natural Gas
Existing Improvements: None
Financing: Conventional; Fairfield County Bank - $600,000; 20% LTV; 5.75 % Interest; D&P 8/5/2022
Comments: A recent sale of a 5.57-acre parcel of land approved for a 17 lot, conservation subdivision. The site
is located within the central portion of Norwalk. The lots will be accessed via a cul-de-sac roadway extending
northwesterly from Aiken Street. The conservation easement area identified within the approved subdivision
map totals 2.79 acres. Based on a review of available maps, the site does not appear to contain any designated
inland-wetlands. Conventional financing was provided by Fairfield County Bank.
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LAND SALE NO. 2

Address: 197 Indian River Road, Orange
Grantor: Indian River Road, LLC
Grantee: Columbia Orange CT, LLC
Legal Reference: Volume 686, Page 462
Verification Source: Land Records, Local Articles
Recorded Sale Date: October 28, 2019
Recorded Sale Price: $2,253,900
Sale Price Per Acre: $300,000 / $300,000 Per Usable Acre
Total Land Area: 327,263 Square Feet or 7.513 Acres
Percentage of Inland Wetlands: None
FEMA Flood Zone: No
Street Frontage: 617.79 LF or 82 LF per Acre
Configuration/Topography: Slightly Irregular / Generally Level
Zone Classification: SLD (Senior Living District)
Available Utilities: Water, Sewer & Natural Gas
Financing: None Recorded
Comments: This sale represents a 7.513-acre site located within the southeast corner of Orange. Prior to the sale,
approvals were granted for development of the parcel with a 175 unit, assisted living facility, containing 163,000
square feet. The property does not appear to contain any designated inland-wetlands.
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LAND SALE NO. 3

Address: 8, 10, 12 & 14 Locust Hill Road, Darien
Grantor: Westmere Group, Inc.
Grantee: 8-14 Locust Hill LLC
Legal Reference: Volume 1658, Page 507
Verification Source: Land Records, Appraisal
Recorded Sale Date: July 31, 2019
Recorded Sale Price: $2,200,000
Sale Price Per Acre: $456,432 / $569,948 Per Usable Acre
Total Land Area: 209,960 SF or 4.82 Acres
Percentage of Inland Wetlands: Estimated @ 20%
FEMA Flood Zone: No
Street Frontage: 375.81 LF or 78 LF per Acre (Non-access)
Configuration/Topography: Irregular / Varied
Zone Classification: R-1 & R-1/2
Available Utilities: Water, Sewer & Natural Gas
Financing: Private – Silver Heights Development LLC; $2,140,000 – 97% LTV; 12.0% Interest; D&P 8/8/2020
Comments: This sale represents four, contiguous building lots ranging in size from 1.02 to 1.42 acres, combining
to offer 4.82 acres. The property was purchased for development of the individual lots with 4,500+ sf, single
family homes. The rear of each lot contains an area of wetlands and 1.65 acres are identified as open space or
conservation easements. Access to the individual lots is accomplished via a common driveway extending from
Locust Hill Road. The only frontage provided is along Andrews Drive however, no access is available from this
roadway given the presence of wetlands and varied topography.
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LAND SALE NO. 4

Address: 2 Boulevard, Newtown
Grantor: Pepper Partners, LLC
Grantee: SHI-111 Newtown Owner, LLC
Legal Reference: Volume 1112, Page 245
Verification Source: Land Records, CoStar
Recorded Sale Date: May 17, 2018
Recorded Sale Price: $1,600,000
Sale Price Per Acre: $403,023 / $403,023 Per Usable Acre
Total Land Area: 172,933 Square Feet or 3.97 Acres
Percentage of Inland Wetlands: None
FEMA Flood Zone: No
Street Frontage: 804.76 LF or 203 LF per Acre
Configuration/Topography: Rectangular / Generally Level
Zone Classification: P-1 (Professional)
Available Utilities: Water, Sewer & Natural Gas
Financing: None Recorded
Comments: This sale represents a 3.97-acre site located within the Fairfield County community of Newtown.
The property is situated within the Borough of Newtown (central) portion of town. Approvals were granted prior
to the sale for the development of the site with a five-building, assisted living complex.
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Unadjusted Price per Acre

Adjustment Category
Recorded Sale Price

(Continued)

SALES COMPARISON APPROACH

$534,111

73 Aiken Street
Norwalk, CT
$2,975,000
$300,000

197 Indian River Road
Orange, CT
$2,253,900

$456,432

8, 10, 12 & 14 Locust Hill Rd
Darien, CT
$2,200,000

$403,023

2 Boulevard
Newtown, CT
$1,600,000

LAND SALE ADJUSTMENT CHART

n/a

Subject Property
n/a

0%

Private

Fee Simple

0%

0%

0%

0%

None

Arm’s Length

No Financing

Fee Simple

0%

0%

0%

$403,023

Fee Simple

0%

None

Arm’s Length

$569,948

0%

No Financing

0%

$300,000

Fee Simple
0%

0%

$534,111

Fee Simple
Conventional

None

Arm’s Length

n/a

Real Property Rights
Conventional
0%

Unadj. Price/Useable Acre
Financing Terms
0%

0%

0%

None

$403,023

Arm’s Length

0%

0%

$569,948

Closed
5/17/2018

(5%)

0%

Similar

$300,000

School*
0%

Arm’s Length

n/a

5%

3.97 Acres

8.5%

4.25%

Closed
7/31/2019

(5%)

(10%)

$284,200

$437,280
Superior

$418,900

$598,445
3.86 Acres

$328,400

$312,750
5%

20%

2%

$544,793

Inferior

Closed
10/28/2019

Closed
8/4/2020

$534,111

Conditions of Sale
Expenditures After Sale
Adj. Price per Usable Acre

Cumulative Adjustment

Market Conditions (Time)
n/a

3/19/2021
Appraisal

7.513 Acres

(10%)
(5%)
0%
(5%)
0%
(10%)
(30%)

0%

203 LF/Acre
Rectangular
Level
W/S/NG
P-1
Yes

0%

(5%)
0%
5%
(5%)
0%
(10%)
(15%)

Similar

Residential

97 LF/Acre
Irregular
Varied
W/S/NG
R-1 & R-1/2
Yes

5.57 Acres

6.0+/- Acres

Adj. Price per Usable Acre
Locational Characteristics

(5%)
0%
0%
(5%)
0%
(10%)
(20%)

0%
(35%)

82 LF/Acre
Slightly Irregular
Level
W/S/NG
SLD
Yes

87 LF/Acre
Irregular
Varied
W/S/NG
A
Yes

Similar

(5%)
0%
5%
(5%)
0%
(10%)
(15%)

47 LF/Acre
Highly Irregular
Level
W/NG
R-2
No

Similar

Similar

0%
(30%)

0%
5%
$463,100

Similar
N/A

Market-Derived
N/A

0%
(15%)

Adj Price per Usable Acre

Land Area (Usable Acres)
Functional Utility:
Street Frontage/Acre
Configuration
Topography
Municipal Utilities
Zone Classification
Approvals in Place
Total Utility Adjustment
Economic Characteristics:
Real Estate Taxes
Cumulative Adjustment

*Demolition cost estimated @ $10 PSF of building area or approximately $360,000
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SALES COMPARISON APPROACH
(Continued)

Analysis of Vacant Land Sales
The following analysis compares the land sales chosen for analysis and measures their degree of comparability to the
subject property. When analyzing the market sales data, eight common elements of comparison were addressed within
this analysis including:
1) Property Rights Conveyed
2) Financing Terms
3) Conditions of Sale
4) Expenditures after Sale
5) Market Conditions
6) Locational Characteristics
7) Physical Characteristics
8) Economic Characteristics
Real Property Rights Conveyed
We have identified the real property rights conveyed within each comparable transaction selected for analysis. In the
valuation process, when essential differences exist between contract and market rent, an adjustment representing the
difference must be made. The subject property represents a fee simple interest since no long-term lease encumbers the
real estate. No adjustments were required to the sales since none of the comps were encumbered by land leases.
Financing Terms
The sales must be adjusted for any preferential (atypical) financing received which may have encouraged the purchaser
to pay more for the property than might have otherwise been the case if conventional financing had been employed.
When a comparable sale is determined to have obtained favorable financing, it is adjusted accordingly to bring it to a
cash equivalent value. The grantee associated with comparable#1 obtained conventional financing. The rate and term
are considered to be @ market levels and no adjustment was required. No financing was recorded @ the time of sales
2 and 4. The grantee associated with sale 3 obtained private financing. Although the interest rate is above typical
levels, given the short term of the note, offsetting adjustments prevailed.
Conditions of Sale
An attempt must be made in understanding the motivation of the seller and the purchaser when establishing market
value. When atypical market criteria influence sale prices in the marketplace, the differences must be isolated and
identified for potential adjustments if this data is to be utilized for analysis. Based upon the verification process, the
closed sales represented "arm's length" transactions having no undue influence on the recorded prices. Consequently,
no adjustments were warranted for this element of comparison.
Expenditures after Sale
An adjustment is required when capital expenditures are necessary immediately after the sale. That is, this adjustment
applies to those sales which were negotiated based on various costs that the buyer was aware of and would be required
to spend shortly after the time of transfer in order to develop the site. These items may include deferred maintenance,
environmental remediation, and demolition of improvements or cost to obtain zoning approvals. The subject parcel is
improved with a 36,723 SF school facility that requires demolition prior to any future residential development. As a
result, I have deducted an estimated cost to demolish said improvements ($360,000) from the final value conclusion.
No adjustments were required to any of the sales as no improvements existed @ their respective times of transfer.
Market Conditions
A gradual economic recovery began during the early part of 2010 and continued through February 2020; prior to the
World Health Organization upgrading the COVID-19 status on March 11, 2020 from a “public health emergency” to
a “pandemic.” The developing crisis is having a wide-ranging impact on social and economic activity throughout the
United States and World. Future impacts to any conclusions rendered herein are unknown and/or unclear.
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SALES COMPARION APPROACH
Analysis of Vacant Land Sales
Market Conditions (Continued)
Based on market data extracted from the Multiple Listing Service and The Warren Group, residential property values
have steadily increased over the past several years. For purposes of market (time) condition adjustments, I have
increased property values @ a rate of ¼% per month through the valuation date.
Locational Characteristics
The subject property is situated on the western periphery of the Madison Central Business District. However, the
immediate area is primarily residential in character offering close proximity to a major highway and town amenities.
In determining a location adjustment to the comparative sales, consideration was given to proximity to an interstate
highway, traffic volume, land values in the town, homogeneity etc. With respect to property values, I have presented
the median sale prices for each community.

Comparable Sale #

Subject

1

2

3

4

Homogeneity
Highway Access
Traffic Volume
Property Values
(Median Sale Price)
% Adjustment

Residential
1/3 Mile
Not Reported

Similar
3/4 Mile
Not Reported

Inferior
1/4 Mile
7,000 vpd

Superior
1/4 Mile
3,400 vpd

Similar
1/2 Mile
14,400 vpd

$432,900

$421,900

$385,100

$1,398,600

$403,400

---

0%

20%

(10%)

0%

Physical Characteristics
Parcel Size - Consideration was given to the market trend that: as the size of the parcel size increases, the value per
acre (unit of measure) tends to decrease. Conversely, as the size of the parcel decreases, the value per acre tends to
increase. The subject parcel contains 8.62 acres with approximately 6 acres representing usable land . The 4 sales
range from 3.86 to 7.513 usable acres. The sales were adjusted @ a rate of 5% for each 1.5-2.0 acre differential.
Functional Utility - Several elements of utility have been considered when estimating a cumulative adjustment. These
elements include but are not limited to street frontage per acre, configuration/topography, municipal utilities available
to the site, zone classification and approvals in place. Refer to the adjustment grid for the specific utility adjustments.
Economic Characteristics
Economic characteristics include adjustment for factors associated with the attributes of sale properties that affect net
operating income. These adjustments typically apply to items such as operating expenses and occupancy levels. The
only characteristic considered for adjustment within this category is real estate taxes.
Real Estate Taxes - The real estate tax impact of the subject property is currently not available under this hypothetical
subdivision scenario. As a result, no attempt has been made to adjust for this element of comparison.
Concluding Comments
The quantity/quality of available sales was considered average-to-good. When fully adjusted for the aforementioned
differences, the comps indicated a range in value from $284,200 to $463,100 (rounded) per usable acre, the average
equating to $373,650 per usable acre. Most weight was assigned to sales 1 and 3 as these parcels were purchased for
subdivision development. Least weight was given to sale 4 since it represents the most dated transfer.
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SALES COMPARION APPROACH
Analysis of Vacant Land Sales
Concluding Comments (Continued)
Based upon an analysis of all the preceding data and after making adjustments for all variables having influence on
value, it is my opinion that the subject parcel has an indicated value approximating $425,000 per usable acre. The
calculation for the value of the subject is as follows:
6 Usable Acres @ $425,000/Usable Acre = $2,550,000
Less Building Demolition ($10 PSF of Bldg)
($360,000)
$2,190,000
AS IS (LAND) VALUE INDICATED VIA THE SALES COMPARISON APPROACH, reflecting market conditions
as of March 19, 2021, is:
TWO MILLION ONE HUNDRED NINETY THOUSAND DOLLARS
($2,190,000)
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LAND DEVELOPMENT MODEL
(Subdivision Analysis)
The Sales Comparison Approach, under this valuation scenario, is utilized to estimate market value by comparing
similar, residential building lot sales which have recently sold within the subject market area. This approach is defined
as "the process of deriving a value indication for the subject property by comparing market information for similar
properties with the property being appraised, identifying appropriate units of comparison, and making qualitative
comparisons or quantitative adjustments to the sale prices (or unit prices, as appropriate) of the comparable properties
based on relevant, market-derived elements of comparison."1
When employing this approach, the appraiser is guided by a number of appraisal principles such as supply/demand,
balance, substitution and conformity. Estimating market value via this approach is the interpretation of the actions of
the typical users and investors within the marketplace. As a result, the basis of the Sales Comparison Approach is the
principle of substitution which implies that the value of a property tends to be set by the cost of acquiring an equally
desirable substitute. In applying the Sales comparison Approach, the appraiser follows a systematic procedure. This
procedure begins with researching the subject market in an effort to compile information about comparable closed
sales, pending sales and, current offerings similar to the subject property. The information is then verified to confirm
its factual accuracy and to determine whether the transaction reflects "arm's length" conditions of sale. After market
data has been verified, the appropriate units of comparison are considered.
In the analysis of the comparable sales data, it is important to note that the improved property sales are always adjusted
to the subject property based on an appropriate unit of measure. The use of an analysis grid provides an opportunity
to compare the subject property with the comparable sales to detect differences in real property rights conveyed,
financing terms, conditions of sale, market conditions, location and physical characteristics. The differences in the
comparable sales are compensated for by the use of appropriate adjustments. The adjustment process is typically
applied through either quantitative or qualitative analysis, or a combination of the two. Quantitative adjustments are
typically developed as dollar or percentage amounts and are most credible when sufficient data exists to perform a
paired sales or statistical analysis. While I present numerical adjustments within the following analysis, these dollar
amounts are based on qualitative judgment rather than empirical data as there is not sufficient data to develop a reliable
quantified value estimate within a reasonable range. Only market condition was based on a percentage adjustment.
Presented below is a summary of approved, residential building lots located in the town of Madison. Every effort was
made to include sales situated south of Interstate 95 to better reflect property values in this section of the community.

COMPARABLE BUILDING LOT SALES
4Sale #

Property Address

Recorded
Sale Date

Days of
Market

Zone

Parcel Size
(Acres)

Original
List Price

Recorded
Sale Price

Sale Price
Per Acre

1

Stone Road, Madison

8/2020

10

R-4

1.00

$474,900

$460,000

$460,000

2

17 Lantern Hill, Madison

8/2020

7

R-1

0.98

$475,000

$455,000

$464,286

3

7 Alexandra Lane, Madison

12/2019

305

R-1

0.92

$475,000

$450,000

$489,130

4

23 Lantern Hill, Madison

8/2019

460

R-1

0.94

$560,000

$475,000

$505,319

5

29 Lantern Hill, Madison

12/2017

3,120

R-1

0.93

$560,000

$475,000

$510,753

6

92 Scotland Avenue, Madison

Listing

65

R-2

0.55

$373,000

$349,000*

$634,545

3/19/2021
Appraisal

n/a

R-2

0.73-0.92

n/a

n/a

n/a

Subject

20 Island Avenue
Madison, CT

*Revised list price
1

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, Ill., Copyright 2015, Pg. 207.
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LAND DEVELOPMENT MODEL
(Continued)

BUILDING LOT SALE CHART

Adjustment Category
Recorded Sale Price
Real Property Rights

Subject Property
20 Island Avenue
n/a
Fee Simple

Stone Road
Madison, CT
$460,000

17 Lantern Street
Madison, CT
$455,000

Fee Simple

$0

Fee Simple

7 Alexandra Lane
Madison, CT
$450,000
$0

Fee Simple

$0

Financing Terms

Conventional

Conventional

$0

Conventional

$0

Conventional

$0

Conditions of Sale

Arm’s Length

Arm’s Length

$0

Arm’s Length

$0

Arm’s Length

$0

None

None

$0

None

$0

None

Expenditures After Sale
Cumulative Adjustment
Adjusted Sale Price
Market Conditions (Time)
Adjusted Sale Price
Locational Characteristics
Parcel Size
Functional Utility:
Configuration
Topography
Wetlands/Flood Zone
Municipal Utilities
Zone Classification
Total Utility Adjustment
Economic Characteristics:
Real Estate Taxes
Cumulative Adjustment
Adjusted Sale Price

$0
n/a
3/19/2021 Appraisal
n/a

$460,000

$455,000

Closed 9/2020

1.5%

$0

$0
Closed 8/2020

$466,900

$0
$450,000

1.75%

$462,963

Closed 12/2019

3.75%

$466,875

Residential
0.73-0.92 Acre

Offset
1.00 Acre

0%
0%

Similar
0.98 Acre

$0
$0

Inferior
0.92 Acre

$25,000
$0

Slightly Irregular
Generally-Level
No / No
W/NG
R-2

L-Shaped
Generally-Level
No / Yes
W
R-4

$0
$0
$5,000
$5,000
$0
$10,000

Slightly Irregular
Generally-Level
No / No
None
R-1

$0
$0
$0
$10,000
$0
$10,000

Slightly Irregular
Generally-Level
No / No
W/NG
R-1

$0
$0
$0
$0
$0
$0

Market
n/a

Market

$0
$10,000

Market

$0
$10,000

Market

$0
$25,000

n/a

$476,900

$472,963

$491,875

29 Lantern Street
Madison, CT
$475,000

92 Scotland Avenue
Madison, CT
$349,000

BUILDING LOT SALE CHART

Adjustment Category
Recorded Sale Price
Real Property Rights

Subject Property
20 Island Avenue
n/a

23 Lantern Hill
Madison, CT
$475,000

Fee Simple

Fee Simple

$0

Fee Simple

$0

Fee Simple

$0

Financing Terms

Conventional

Conventional

$0

Conventional

$0

Conventional

$0

Conditions of Sale

Arm’s Length

Arm’s Length

$0

Arm’s Length

$0

Arm’s Length

$0

None

None

$0

None

$0

None

$0

Expenditures After Sale
Cumulative Adjustment
Adjusted Sale Price
Market Conditions (Time)
Adjusted Sale Price
Locational Characteristics
Parcel Size
Functional Utility:
Configuration
Topography
Wetlands/Flood Zone
Municipal Utilities
Zone Classification
Total Utility Adjustment
Economic Characteristics:
Real Estate Taxes
Cumulative Adjustment
Adjusted Sale Price

$0
n/a
3/19/2021 Appraisal
n/a

$0

$475,000
Closed 8/2019

$475,000
5%

Closed 12/2017

$498,750

$0
$359,000

9.75%

Current Listing

$521,313

(5%)

$341,050

Residential
0.73-0.92 Acre

Similar
0.94 Acre

0%
0%

Similar
0.93 Acre

$0
$0

Inferior
0.55 Acre

$25,000
$50,000

Slightly Irregular
Generally-Level
No / No
W/NG
R-2

Slightly Irregular
Generally-Level
No / No
None
R-1

$0
$0
$0
$10,000
$0
$10,000

Slightly Irregular
Generally-Level
No / No
None
R-1

$0
$0
$0
$10,000
$0
$10,000

Slightly Irregular
Generally-Level
No / No
W/NG
R-2

$0
$0
$0
$0
$0
$0

Market
n/a

Market

$0
$10,000

Market

$0
$10,000

Market

$0
$75,000

n/a

$508,750

$531,313

$416,050

W = Water / S = Sewer / NG = Natural as
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LAND DEVELOPMENT MODEL
(Continued)
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LAND DEVELOPMENT MODEL
(Continued)
Analysis of Building Lot Sales
The following analysis compares the improved property sales chosen for analysis and measures their degree of
comparability to the subject properties. When analyzing the sales data, eight common elements of comparison were
addressed within this analysis including:
1) Property Rights Conveyed
2) Financing Terms
3) Conditions of Sale
4) Expenditures after Sale
5) Market Conditions
6) Locational Characteristics
7) Physical Characteristics
8) Economic Characteristics
Real Property Rights Conveyed
We have identified the real property rights conveyed within each comparable transaction selected for analysis. The
property rights associated with the hypothetical subject lots will be reflective of a fee simple interest. Based on the
verification process, the closed sales transferred a fee simple interest similar to the subject, requiring no adjustment.
Financing Terms
The sales must be adjusted for any preferential (atypical) financing received which may have encouraged the purchaser
to pay more for the property than might have otherwise been the case if conventional financing had been employed.
When a comparable sale is determined to have obtained favorable financing, it is adjusted accordingly to bring it to a
cash-equivalent value. All closed sales were either conventionally financed by local lending institutions or purchased
on an all cash basis. Therefore, no adjustments were required.
Conditions of Sale
An attempt must be made in understanding the motivation of the seller and the purchaser when establishing market
value. When atypical market criteria influence sale prices in the marketplace, the differences must be isolated and
identified for potential adjustments if this data is to be utilized for analysis. Based upon available information, it
appears that the closed sales represented "arm's length" transactions having no undue influence on the recorded prices.
Expenditures after Sale
An adjustment is required when expenditures were made by the buyer immediately after the sale. That is, this
adjustment applies to those sales which were negotiated based on various costs that the buyer was aware of and would
be required to spend shortly after the time of transfer. These items may include environmental remediation, demolition
of existing improvements and/or the cost to obtain a zone change. The subject property is assumed to be vacant for
this analysis. Based on the verification process, all closed sales and the current listing are not improved with any
structures. As a result, it was determined that all of the sales/listing selected for analysis did not require any immediate
expenditures after transfer. No adjustments were required.
Market Conditions
Similar to the acreage sale analysis, I have adjusted the building lot sales upward @ a rate of 1/4 % per month through
the valuation date. In the case of the current listing, I have adjusted this price downward by 5% to reflect typically
buyer and seller negotiations.
Locational Characteristics
The subject property is situated on the western periphery of the Madison Central Business District. However, the
immediate area is primarily residential in character offering close proximity to a major highway and town amenities.
Steven L. Frey & Associates, Inc.

P a g e | 64

LAND DEVELOPMENT MODEL
Analysis of Building Lot Sales
Locational Characteristics (Continued)
Sale 1 produced offsetting adjustments. That is, this property offers deeded beach rights but is not within walking
distance to town amenities. Sales 2, 4 and 5 are located along the northerly side of U.S. Route 1 within an upper-scale
subdivision that provides good access to downtown amenities and highways, similar to the subject property. All factors
considered; no adjustments were required. Sale 3 is part of a 4-lot cul-de-sac subdivision that is located just outside
the eastern periphery of the Madison CBD. This section of town is further removed from downtown and historically
commands lower property values (north of U.S. Route 1). Consequently, an upward adjustment was made. The
currently listing is located in walking distance to the downtown area, however, property values north of U.S. Route 1
are historically lower. As a result, this sale was adjusted upward accordingly.
Physical Characteristics
Parcel Size - As previously indicated, I have estimated the subject lots to range between 32,000-40,000 square feet or
0.73-0.92 acre. The comps selected for analysis range from 0.55-1.00 acre. Only the listing required an adjustment.
Lot Configuration/Topography - None of the sales/listings required an adjustment for this element of comparison.
FEMA Flood Zone - The subject parcel i.e., wetlands area is located in a flood zone. However, the buildable area is
located outside the 100-500 year flood zones. Only sale 1 is located in a flood zone, requiring an upward adjustment.
Municipal Utilities - Municipal utilities available to the subject include water and natural gas. Sales 1, 3 and the listing
offer public water and/or natural gas, requiring no adjustment. Comp sales 2, 4 and 5 are serviced by well water and
were adjusted upward accordingly.
Zone Classification - The subject and all sales/listing are located in residential zones, requiring no adjustment.
Economic Characteristics
Annual Tax Burdens - The subject and area comps are assumed to have market-derived assessments. No adjustments.
Concluding Comments
After making all adjustments for variables having influence of value, the sale/list prices range from a low of $416,050
to a high of $531,313, the average equating to $482,975. Most weight was assigned to comp sales 1-4. After carefully
considering all available information and all apparent factors affecting value, it is my opinion that the subject lots
would command a market (average) price of $487,500.

Steven L. Frey & Associates, Inc.

P a g e | 65

LAND DEVELOPMENT MODEL
(Continued)
Estimate of Absorption
It is essential to understand that an exact marketing period and sales revenue is virtually impossible to estimate.
However, the purposes of this analysis are to reflect the reasonable anticipations that would be inherent in any purchase
of the subject property by knowledgeable investors. Demand for residential properties in Connecticut is considered to
be fueled by the current pandemic as people are relocating from urban areas. As vaccine become more readily available
and levels of the virus diminish, there is a level of uncertainty as to the continued increase in demand and prices. Due
to this uncertainty, I have not increased the estimated market prices over the absorption period. I have estimated an
absorption period of 12 months for the 6-7 lots. No sales will occur during the 1st two quarters, which provides ample
time for the approval process/installation of the infrastructure i.e., cul-de-sac roadway, utility connections, etc., as well
as the removal of the existing school structure. The estimated absorption periods and gross sales proceeds projected
for the subject lots is presented below.

12-Month Absorption
Months

# of
Units Sold

Projected
Sale Price

Gross Sales
Proceeds

1-3

0

$487,500

$0

4-6

0

$487,500

$0

7-9

3

$487,500

$1,462,500

10-12

3

$487,500

$1,462,500

Total Gross Sales Proceeds

$2,925,000

12-Month Absorption
Months

# of
Units Sold

Projected
Sale Price

Gross Sales
Proceeds

1-3

0

$487,500

$0

4-6

0

$487,500

$0

7-9

3

$487,500

$1,462,500

10-12

4

$487,500

$1,950,000

Total Gross Sales Proceeds

$3,412,500

Estimated Development Expenses
In estimating the value of the subject property, it is necessary to deduct the appropriate expenses incurred throughout
the projected absorption period. The most significant expense items have been discussed with the remainder illustrated
within the Land Development Model.
Real Estate Taxes
Real estate taxes for the vacant (unimproved) subject lots have been estimated @ $8,000 per year. Real estate taxes
were decreased in direct relation to those lots sold. That is, taxes are based on the average inventory of lots per period
retained by the developer plus the approved site cost of undeveloped units. It should be noted that no taxes were
deducted in the 1st period to reflect the time required for the town assessor to remove the tax exempt status, and for
the approval process to be granted. Real estate taxes were increased @ a rate of 3% per annum throughout the SDM.
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LAND DEVELOPMENT MODEL
Estimated Development Expenses (Continued)
Sales Commissions
This expense was estimated on the basis of 3% of gross sales proceeds (GSP) and reflects the commissions that are
anticipated in the marketing of the unsold lots. That is, typical sales commissions range between 3%-4% for approved
building lots. An additional 1% of GSP has been deducted for marketing and promotional expenditures.
Closing Costs - Estimated @ $2,000 per unit.
Insurance & Overhead
The insurance/overhead expenses during the development process were estimated @ 1% of gross sales proceeds. This
figure is based upon similar costs incurred within competing, residential subdivision.
State/Municipal Conveyance Tax
Effective March 15, 2003, the municipal conveyance tax was increased from 0.11% to 0.25% for each $1,000 of any
reported consideration. The CT State conveyance tax is set @ 0.75% for each $1,000.
Architectural/Engineering Costs
A one-time deduction of $25,000 for engineering costs is deemed reasonable.
Legal, Audit and Appraisal
We have deducted a nominal expense of $2,500 per quarter for legal, audit and appraisal fees.
Demolition Costs
The removal of the existing school structure has been estimated @ $10 per square foot or approximately $360,000.
This figure is based on a national survey of competing demolition costs of similar sized facilities. This cost was
deducted during the 1st quarter of the land development model.
Infrastructure Costs
The access roadway installation and additional infrastructure has been estimated @ $300,000 and will be deducted
during the 2nd quarter of the Land Development Model. An additional $25,000 will be deducted in the 4th (final) quarter
for the final coat of paving to the access road.
Developer's/Entrepreneurial Profit
This is a market-derived figure that reflects the amount a developer and/or the entrepreneur expects to receive for his
or her contribution. In other words, it represents the degree of risk and expertise associated with the development of a
project. Entrepreneurial profit represents a legitimate cost of development and should be included in the estimate of
development costs. In analyzing the components of reward and compensation anticipated by an entrepreneur, it is
common appraisal practice to differentiate between the concepts of entrepreneurial incentive and developer's profit.
Entrepreneurial incentive reflects the projected return that is required to attract an entrepreneur to invest capital in a
project, based on market expectations. Entrepreneurial incentives may be expressed as a rate or percentage of cost.
As stated earlier, a contribution for developer's profit is required to reflect typical risk for developing residential land
of this magnitude. The contribution which is typically in the form of a percentage of gross sales proceeds recognizes
the magnitude of revenue and developer's profit can be utilized as an expense in order to separate the management's
effort. Again, common appraisal practice is to include developer's profit as a line item expense and utilize a standard
discount rate. Alternatively, developer's profit may be omitted as a line item expense if an appropriate discount rate,
which considers the additional risk associated with a development project is applied. In this instance, since the
developer and the property owner will be the same entity, developer's profit has not been deducted as an expense and
the latter of the two alternatives has been applied.
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LAND DEVELOPMENT MODEL
(Continued)
Estimate of Discount (Yield) Rate
Although required by certain lending institutions, I have not calculated a developer's profit for each discounting period
given the fact that a developer would not receive profit until the completion of the sale campaign. That is, the timing
of receipt of profits may differ in the actual practice from that stated in this analysis. Typically, developer's profit
reflects the difference between gross sales proceeds and the total project costs including all hard and soft cost items.
Furthermore, a higher profit margin is difficult to obtain with the increasing costs associated with lumber and
miscellaneous construction materials. Therefore, I have opted to utilize a discount or internal rate of return inclusive
of reasonable developer's profit incorporated within said rate.
The discount (yield) rate is the rate of return necessary to attract a purchaser to a particular investment. It is also known
as the risk rate and, consequently, reflects the inherent burdens of management, non-liquidity of funds, the time
preference of money, and overall risk. Furthermore, the rate selected reflects the fact that developer's (entrepreneurial)
profit has already been deducted as an expense item. The appropriate yield rate, or internal rate of return (IRR), when
discounting the net returns derived from the sale of the units over time, is the rate of return required in the market for
suppliers of capital for investments offering a comparative level of risk. The best indication of the latter would be a
similar number of lots within a competing project offering similar physical characteristics and locational attributes.
Such an indication of expectations is obviously unavailable in the local market. A proxy for the appropriate rate may
be derived from components utilized to build-up the rate. For example, any discount rate is composed of a risk-free
rate (which includes a load for inflation risk) plus a risk premium for real estate ownership. The basic risk-free rate
could be considered the 10-Year U.S. Treasury Bond. Discount rates or internal rates of return for a project of this
type and size have historically ranged from a low of 15% to a high of 25% inclusive of entrepreneurial/developer's
profit. This range incorporates the effects of leverage, i.e., when leverage funds are either reduced or become
unavailable, the selection of a discount rate from this range moves toward the upper-end. Additionally, when adverse
market conditions are coupled with the unavailability of financing, there can, and will be, movement beyond this range
for the selection of appropriate IRR’s. It is my opinion that compensation has been made, to some degree, for the risks
associated with the lots through pricing and absorption assumptions.
A review of real estate appraisal publications, which survey investors on a national and regional level was performed.
The publications examined included the Appraiser News published by the Appraisal Institute and the Quarterly Survey
of Investment Criteria compiled by the Real Estate Research Corporation. Based on expected rates of return and
alternative real estate and non-real estate investments, and the inherent risks involved, it is my opinion that a rate of
return necessary to attract an investor would range between 15% and 20%. In determining an appropriate discount or
yield rate, developers of comparable projects have also been interviewed. Also, considered was the PwC Real Estate
Investor Survey published by Price Waterhouse Coopers. Based on the 4th Quarter 2020 Report, the National
Development Land Market indicated a range of discount rates (IRRs) including developer’s profit from 10% to 25%;
the average approximating 15.6% for projects free and clear of mortgage financing.
Based on the size of the subject property, a 15% discount rate or an internal rate of return is considered reasonable.
This rate considers the impact of the current market interest rate and required equity returns of an informed investor.
Concluding Comments
The Discounted Cash Flow-Land Development Models are considered the most appropriate income capitalization
technique for establishing the as is value or discounted value to a single purchaser. All assumptions and projections
incorporated within the Discounted Cash Flow Analysis were considered reasonable and reflect current and anticipated
market conditions. Based on market indications and assumptions incorporated in the DCF–Subdivision Development
Model, the indicated as is value reflecting market conditions as of March 19, 2021, is:
ONE MILLION NINE HUNDRED THOUSAND DOLLARS
($1,900,000)
The Discounted Cash Flow Analysis i.e., Land Development Models, for the 6 and 7 lot subdivision scenarios, which
incorporate reasonable assumptions/parameters that reflect current as well as anticipated market conditions for
estimating the as is value, are presented in the report addenda.
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RECONCILIATION & FINAL VALUE CONCLUSION
The reconciliation is the analysis of the value conclusions estimated via the applicable approaches in order to arrive
at a final value estimate. In the reconciliation process, I have weighed the relative significance, applicability, and
defensibility of each value indication and have relied most heavily on that approach which is most appropriate to the
purpose of the appraisal assignment. The final value conclusion derived through the reconciliation process was based
on the appropriateness, the accuracy, and the quality of the market data presented within the appraisal report.
The applicable approaches indicated the following value:
Cost Approach ....................................................................................................................................... Not Developed
Sales Comparison Approach (Continued School) ....................................................................................... $2,020,000
Sales Comparison Approach (Acreage)..................................................................................................... $2,190,000*
Income Capitalization Approach (Land Development Model).................................................................. $1,900,000*
After carefully considering all available information and all apparent factors affecting value, it is my opinion that the
as is value under a continued school scenario, reflecting market conditions as of March 19, 2021, is:
TWO MILLION TWENTY THOUSAND DOLLARS
($2,020,000)
After carefully considering all available information and all apparent factors affecting value, it is my opinion that the
value under a residential (subdivision) development scenario, reflecting market conditions as of March 19, 2021, is:
TWO MILLION FORTY-FIVE THOUSAND DOLLARS
($2,045,000)*
*Equal weight was assigned to these valuation scenarios.
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ADENDA
Appraisal Definitions
Assumptions & Limited Conditions
Qualifications of Appraiser
Appraiser’s License
Quit Claim Deed
CERC Town Profile
Assessor’s Field Card
R.E. Tax Print-Out
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APPRAISAL DEFINITIONS

Market Value
The most probable cash sale price which a property should bring in a competitive and open market under all
condition’s requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the
price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date
and the passing of title from the seller to buyer under conditions whereby:
1.
2.
3.
4.
5.

Buyer and seller are typically motivated (i.e., motivated by self-interest;
Both parties are well informed or well advised, and acting in what they consider
their own best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.S. Dollars or in terms of financial
arrangements comparable thereto and;
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.

Source: Federal Register, Volume 77-No. 237, Dated December 10, 2010

Report
Any communication, written or oral, of an appraisal or appraisal review that is transmitted to the client or a party
authorized by the client upon completion of an assignment.
Extraordinary Assumption
An assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.
Comment:
Uncertain information might include physical, legal, or economic characteristics of the subject property; or conditions external to
the property, such as market conditions or trends; or the integrity of data used in an analysis.

Hypothetical Condition
A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on
the effective date of the assignment results but is used for the purpose of analysis.
Comment:
Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the subject property; or
about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.
Source: Uniform Standards of Professional Appraisal Practice (USPAP)–2020-2021 Edition.

Raw Land
Land that is undeveloped: land in its natural state before grading, draining, subdivision, or the installation of utilities:
land with minimal or no appurtenant constructed improvements.
Subdivision, Residential Land
Land that can be developed with multiple single-family homes or lots. This category includes residential subdivision
land-a tract of land that has been divided into blocks or plots with streets, roadways, open areas, and other facilities
appropriate to its development as residential space.
Source: The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago Ill., Copyright 2015.
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APPRAISAL DEFINITIONS
(Continued)
Cost Approach
A set of procedures through which a value indication is derived for the fee simple interest in a property by estimating
the current cost to construct a reproduction of (or replacement for) the existing structure, including an entrepreneurial
incentive or profit; deducting depreciation from the total cost; and adding the estimated land value. Adjustments may
then be made to the indicated value of the fee simple estate in the subject property to reflect the value of the property
interest being appraised.
Sales Comparison Approach
The process of deriving a value indication for the subject property by comparing sales of similar properties to the
property being appraised, identifying appropriate units of comparison, and making adjustments to the sale prices (or
unit prices, as appropriate) of the comparable properties based on relevant, market-derived elements of comparison.
The sales comparison approach may be used to value improved properties, vacant land, or land being considered as
though vacant when an adequate supply of comparable sales is available.
Income Capitalization Approach
Specific appraisal techniques applied to develop a value indication for a property based on its earning capability and
calculated by capitalization of property income.
Marketing Time
An opinion of the amount of time it might take to sell a real or personal property interest at the concluded market
value level during the period immediately after the effective date of an appraisal. Marking time differs from exposure
time, which is always presumed to precede the effective date of an appraisal.
Exposure Time
1. The time a property remains on the market.
2. The estimated length of time that the property interest being appraised would have been offered on the open market
prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.
Comment: Exposure time is a retrospective opinion based upon an analysis of past events assuming a competitive and open market.
Source: The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago Ill., Copyright 2015.
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ASSUMPTIONS & LIMITING CONDITIONS

1.

No investigation of title to the property has been made, and the premises are assumed to be free and clear of
all deeds of trust, leases, use restrictions and reservations, easements, cases or actions pending, tax liens, and
bonded indebtedness, unless otherwise specified. No responsibility for legal matters is assumed. All existing
liens and encumbrances have been disregarded and the property is appraised as though free and clear, unless
otherwise specified.

2.

The maps, plats, and exhibits included in this report are for illustration only to help the reader visualize the
property. They should not be considered as surveys or relied upon for any other purpose. No appraiser
responsibility is assumed in connection therewith.

3.

This appraiser, by reason of this report, is not required to give testimony or be in attendance in any court or
before any governmental body with reference to the property in question unless arrangements have been
previously made.

4.

If an engineering survey has been furnished to the appraiser, no responsibility is assumed for engineering
matters, mechanical and/or structural. Good mechanical and structural condition is assumed to exist.

5.

In this appraisal assignment, the existence of potentially hazardous material used in the operation of any onsite business as well as in the construction or maintenance of the building, such as the presence of
urea-formaldehyde foam insulation, asbestos, and/or the existence of toxic waste which may or may not be
present on the property, was not observed by us nor do I have any knowledge of the existence of such
materials on or in the property. The appraiser, however, is not qualified to detect such substances. The
existence of urea-formaldehyde insulation, radon gas, asbestos, or other potentially hazardous waste material
may have an effect on the value of the property, and the client is urged to retain an expert in this field if
desired.

6.

No soil survey has been furnished, and it is assumed that no surface or subsurface contaminants, pollutants,
or discharge is present. The appraiser reserves the right to alter, amend, revise, or rescind any of the value
opinions based upon any subsequent environmental impact studies, research, or investigation.

7.

It is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws, unless noncompliance is stated and considered in this report.

8.

No available soil borings or analyses have been made of the subject. It is assumed that soil conditions are
adequate to support standard construction consistent with the highest and best use as stated in this report.

9.

It is assumed that all required licenses, consents, or other legislative or administrative authority from any
local, state, or national government or private entity or organization have been or can be obtained or renewed
for any use on which the value estimate contained in this report is based, unless noncompliance is stated and
considered in this report.

10.

The individual values estimated for the various components of the subject property are valid only when taken
in the context of this report and are invalid if considered individually or as components in connection with
any other appraisal.
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ASSUMPTIONS & LIMITING CONDITIONS
(Continued)

11.

When the Discounted Cash Flow Analysis is utilized, it is prepared on the basis of information and
assumptions stipulated in this report. The achievement of any financial projections will be affected by
fluctuating economic conditions and is dependent upon the occurrence of other future events that cannot be
assured. Therefore, the actual results achieved may well vary from the projections and such variations may
be material.

12.

The date of value of which the opinions expressed in this report is set forth in a letter of transmittal. The
appraiser assumes no responsibility for economic or physical factors occurring at some later date which may
affect the opinions herein stated.

13.

If this report is used within a credit sale-leaseback type transaction, or the offering structure of a syndicate or
syndication partnership, joint venture, or association, it is to be noted that the market value estimate rendered
is restricted exclusively to the underlying real property rights defined in this report. No consideration
whatsoever is given to the value of any partnership units or interest(s), broker or dealer selling commissions,
general partners' acquisition fees, operating deficit reserves, offering expenses, atypical financing, and other
similar considerations.

14.

The value estimate presumes that all benefits, terms and conditions have been disclosed in any lease
agreements, and that the appraiser has been fully informed of any additional considerations (i.e., front-end
cash payments, additional leasehold improvement contributions, space buybacks, free rent, equity options).

15.

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales or other media, without the written consent and approval of the authors,
particularly as to valuation conclusions, the identity of the author(s) or firm with which they are connected.

16.

This appraisal was prepared for the confidential use of the client for the purpose specified and must not be
used in any other manner without the written consent of the appraiser. The report and the data herein
contained, except that provided by the client, remain the exclusive property of my firm.

17.

The value estimated is based on the assumption that the property is not negatively affected by the existence
of hazardous substances or detrimental environmental conditions unless otherwise stated in this report. The
appraiser is not an expert in the identification of hazardous substances or detrimental environmental
conditions. The appraiser's routine inspection of, and inquiries about, the subject property did not develop
any information that indicated any apparent significant hazardous substances or detrimental environmental
conditions which would affect the property unless otherwise stated in this report. It is possible that tests and
inspections made by a qualified hazardous substance and environmental expert would reveal the existence of
hazardous substances or detrimental environmental conditions on or about the property that would negatively
affect its value. The appraiser assumes no responsibility for the presence of radon gas, as the appraiser has
no expertise in this area.

18.

All values rendered within this report assume marketing times of twelve months or less unless otherwise
indicated.
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QUALIFICATIONS OF APPRAISER
STEVEN L. FREY, SRPA

WORK EXPERIENCE
Steven L. Frey & Associates, Inc.
253 Summer Hill Road, Madison, Connecticut 06443
Principal (10/91 - Present) - Steven L. Frey is currently principal of Steven L. Frey & Associates,
a full-service appraisal firm providing commercial, industrial & residential real property appraisals.
Primary areas of concentration include New Haven, Middlesex, Fairfield, New London and Hartford
Counties.
Central Bank - CENVEST, Inc.
43 East Main Street, Meriden, Connecticut 06450
Vice President/Appraisal Review Manager (7/91 - 10/91) - The primary function of this position
was for the comprehensive management of the Commercial Appraisal Review Department as well
as the development and implementation of an Appraisal Policy, Procedure & Standards Manual in
compliance with the Financial Institutions Reform, Recovery & Enforcement Act (FIRREA).
People’s Bank
Bridgeport Center, 850 Main Street, Bridgeport, Connecticut 06604
Chief Commercial Appraiser/Staff Appraiser (2/89 - 7/91) - Responsibilities identical to those
indicated above.
Real Estate Appraiser/Investment Consultant (12/84 - 2/89) - Performed appraisal services and
consultation for a variety of lending institutions, major corporations, government agencies and
individual clients. Experienced in many aspects of residential, commercial & industrial appraisals.
These include subdivision/condominium analysis, special purpose properties, discounted cash flow
(DCF) analysis, feasibility/highest & best use studies, FNMA guidelines, R41C, etc.
Philip A. Goodsell & Associates, Inc.
Philip A. Goodsell, MAI, 1842 Silas Deane Highway, Rocky Hill, CT 06067
Staff Appraiser (9/88 - 2/89) - Completed all aspects of commercial appraisals.
Arthur B. Estrada & Associates, Inc.
Arthur B. Estrada, MAI, 22 Church Street, North Haven, CT 06473
Staff Appraiser (1/85 - 9/88) - Completed all aspects of commercial appraisals.
Internship (Summer 1984) - Participated in the academic program offered by the Real Estate and
Finance Department of the University of Connecticut. Prepared both commercial and residential
appraisal reports.
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QUALIFICATIONS OF APPRAISERS
STEVEN L. FREY, SRPA

EDUCATIONAL BACKGROUND
B.A., University of Connecticut, 1984 (Real Estate/Economics)
Courses complete under the direction of the Appraisal Institute:
!
!
!
!
!
!
!
!
!
!

Introduction to Appraising Real Property (101)
Applied Residential Property Valuation (102)
Principals of Income Property Appraising (201)
Applied Income Property Valuation (202)
Standards of Professional Practice/Code of Ethics
Advanced Demonstration Appraisal Report Workshop
Standards of Professional Practice - Parts A & B
Basic Valuation Procedures (1A-2)
Residential Valuation
Capitalization Theory & Techniques (1B-A)

PROFESSIONAL AFFILIATIONS
!
!
!

Society of Real Estate Appraisers - Designated Member
Appraisal Institute - Designated Member
State of Connecticut - Certified General Real Estate Appraiser - License No. 0218

PARTIAL LIST OF CLIENTS
Advest Bank
BankBoston
The Chase Manhattan Bank
Eagle Federal Savings Bank
Equity Bank
Federal Deposit Insurance Corp.
First Fidelity Bancorporation
First Trust Financial
Gateway Bank
Guilford Savings Bank
M&T Mortgage Company
Mortgage Link Financial
Northeast Mortgage Corp.
Novastar Mortgage Inc.
Recoll Management Corp.
Shawmut Bank
U.S. Trust Company of CT.

Aegis Mortgage
Branford Savings Bank
Citizens Bank
Enfield Savings Bank
Fairfield County Savings Bank
First Bristol FCU
First International Bank
First Union Bank
G.E. Capital Corp.
J.E. Robert Company
Maritime Bank
New England Resolution Trust
Northeast Savings
People’s Bank
Resolution Trust Corp.
Shoreline Bank & Trust
Wachovia Corporation
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AT&T Small Business. Corp.
Centerbank
Dime Savings Bank
Essex Savings Bank
Farmers Mechanics Bank
First Federal Bank
First National Bank of N.E.
Fleet Bank, N.A.
Great Country Bank
Liberty Bank
Mechanics Savings Bank
New Haven Savings Bank
Norwest Business Credit, Inc.
Primebank
Rockland Trust
Sovereign Bank
Webster Bank
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