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October 2, 2012 
 
 
 
Ms. Deborah Moore 
The City of Meriden Attorney 
142 East Main Street 
Meriden, CT 06451 
 

RE: 600 South Mountain Drive, Meriden, Connecticut 06451 
      
Dear Ms. Moore: 
 
At the request of the City of Meriden, the above-referenced property has been examined for the 
purpose of estimating market value and determining the highest and best use. The results of the 
appraisal process are communicated within a Summary Appraisal Report. This report is being 
prepared to determine the highest and best use and land value of the subject property for the City of 
Meriden.  A copy of the engagement letter, dated July 16, 2012, is included in the Addenda to this 
report as Exhibit A.   
 
The property being appraised consists of 36.68 acres located in the Planned Development District 
(PDD) zoning district.  The subject site is located at a high elevation with extreme slope along its 
perimeter; however, at least half of the 36.68 acres is fairly level.  The winding access road is 
partially paved with storm sewers and connects to Chamberlain Highway (CT Route 71).  The road 
allows for fair accessibility to the subject site despite numerous turns and changes in elevation.  
 
For this assignment, the appraiser will consider the highest and best use for the subject site as 
though vacant.  As of the date of this report, a power plant that is partially completed exists on the 
subject site.  The appraiser will add a critical assumption that the existing power plant 
improvements will not be considered the highest and best use for the subject site.  To assist in 
determining the highest and best use, the appraiser has spoken with the city planner and engineering 
department in the City of Meriden.  An explanation of the appraiser’s opinion for the course of 
development for the subject will be projected within the highest and best use section of this report. 
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Ms. Deborah Moore              Page 2 October 2, 2012 
 
The accompanying report describes the property, scope of work, approaches to valuation and the 
conclusions derived by the application of the approaches. The value opinion reported is qualified by 
the Assumptions and Limiting Conditions, Certifications, and Definitions, which are included in the 
report. A thorough review of this appraisal report should be made to fully understand the criteria 
and basis for the final value estimate. 
 
The market value herein is estimated without consideration of any outstanding mortgages or other 
liens against the subject.  Based upon an investigation and analysis of the information gathered with 
respect to this assignment, reflecting market conditions as of October 1, 2012, the subject property 
is estimated to have a market value of: 
 

TWO MILLION NINE HUNDRED THIRTY-FIVE THOUSAND DOLLARS 
$2,935,000 

 
This letter must remain attached to the report in order for the value opinion set forth to be 
considered valid. 
 
Respectfully submitted, 
 
Italia and Lemp, Inc. 

     
By:  Patrick A. Lemp, MAI 
Certified General Real Estate Appraiser License Number RCG.0000367 

  
By:  Peter G. Marsele 
Provisional Real Estate Appraiser License Number RSP.0001897 
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EXECUTIVE SUMMARY 
 
Property Type Vacant land under the PDD zone 
 
Location 600 South Mountain Drive, Meriden, Connecticut 06451 
 
Reporting Format Summary Appraisal Report 
 
Owner of Record Meriden Gas Turbines LLC 
 
Date of Value Estimate October 1, 2012 
 
Date of Report October 2, 2012 
 
Property Rights Appraised Fee simple estate 
 
Purpose of Appraisal The purpose of this appraisal is to estimate the as-is market 

value under the assumption that the site is unimproved and not 
used in a power generating capacity. 

 
Use/User of Report To assist the City of Meriden in evaluating the highest and 

best use of vacant land under the PDD zone./ City of Meriden 
 
Land Area Approximately 36.68 acres, or 1,597,780 square feet  
 
Zone Planned Development District (PDD) 
 
Highest and Best Use   Future development of multifamily residential 

 
Estimated Marketing Time Market value conclusions recognize the characteristics of the 

subject real estate and consider the current economic 
environment and its effect on real property.  A marketing 
period of six months to one year is considered reasonable in 
which to induce the sale of the subject property at the value 
estimated within this report. 

 
VALUES INDICATED: 
 
Cost Approach ...................................................................................................................... Not applicable 
Sales Comparison Approach  .................................................................................................... $2,935,000 
Income Capitalization Approach .......................................................................................... Not applicable 
  
FINAL ESTIMATE OF VALUE ......................................................................................... $2,935,000 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY 
 

   
 

View from subject site    View from subject site 
 

   
 

   Subject site with existing structure       Perimeter for subject site 
 

   
 

Level area of subject site     Access road to subject 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY 
 

 
 

Aerial Photograph of Subject Property 
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IDENTIFICATION OF THE PROPERTY BEING APPRAISED 
 
Location 600 South Mountain Drive, Meriden, Connecticut 06451 
 
Owner of Record Meriden Gas Turbines LLC 
 
Property Type Vacant land under the PDD zone 
 
Tax Assessor Reference Map 521, block 249, lot 33; Assessor card contained in 

Exhibit C 
 
SALES HISTORY/LEGAL DESCRIPTION 
 
The subject property was conveyed on January 10, 2001 from Thomas P. Cadden, Trustee to 
Meriden Gas Turbines LLC.  This warranty deed is recorded in Volume 2644, commencing on page 
100 of the City of Meriden land records.  The purchase price was $3,696,000. 
 
The subject property is not under contract for sale or offered for sale at this time.   A photocopy of 
the legal description is included within the Addenda as Exhibit B. 
 
PURPOSE OF THE APPRAISAL 
 
The purpose of this appraisal is to determine the highest best use of the vacant land under the PDD 
zone and estimate the as-is market value. 
 
INTENDED USE/USER OF THE REPORT 
 
This report is to be used by the City of Meriden as an estimate of the as-is market value under the 
assumption the site is unimproved and not able to be used in a power generating capacity. 
 
DATE OF VALUE ESTIMATE 
 
The effective date of this valuation is October 1, 2012, the date of the most recent physical 
inspection of the property. 
 
COMPETENCY 
 
The appraiser has the knowledge and experience necessary to complete this appraisal assignment 
competently. The Qualifications section of this report outlines the educational and professional 
background and licensing/certification status of the appraiser. 
 
PROPERTY RIGHTS APPRAISED 
 
The property interest being appraised is the fee simple estate.  
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SCOPE OF WORK  
 
The development of the value estimate and the reporting of the assignment results are performed in 
compliance with the Uniform Standards of Professional Appraisal Practice (USPAP).  The 
following is a summary of the scope of work undertaken in performing this appraisal assignment: 
 

• An interior and exterior inspection of the property was conducted on October 1, 2012 by 
the undersigned appraisers.  The inspection included a walk around the grounds of the 
subject site. 

 
• The subject market area was reviewed to analyze regional and neighborhood trends and 

their effect on value.  Data sources, including demographic statistics, municipal zoning 
files, site and building data, the land records of comparable sales and other sources of 
public information were reviewed and used in estimating property value. 

 
• The appraiser considered and developed all appropriate valuation methods in this 

appraisal process.  This includes the development of the Sales Comparison Approach to 
value.  

 
• The appraiser, in agreement with the client, has not developed either the Cost or Income 

Capitalization approaches to value.  The Cost Approach is not relevant in the valuation 
of a property such as the subject and is more relevant in the appraisal of new or newly 
constructed properties. 

 
Sales Comparison Approach 

 
• The market area has been researched for sales of improved properties that can be 

considered comparable to the subject.  This includes the development of sales 
that exhibit similar physical and economic characteristics as the subject.  

 
• The land sale data has been analyzed and adjusted in order to derive the market 

value of the unimproved property. 
 
• In deriving a final indication of market value as of the date of this appraisal, the data 

collected in developing the applicable approaches were reviewed for accuracy and 
reasonableness.  Greater emphasis is placed upon the approach that is deemed to be the 
most reliable. 

 
• Additional information relating to the identification of the subject, property interest 

appraised, use/user of the appraisal and other pertinent information is included 
throughout this document. 

 
• The reporting of the assignment results is included in this Summary Appraisal Report. 

This reporting option is intended to comply with the requirements set forth under 
Standards Rule 2-2(b) of USPAP. 
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CRITICAL ASSUMPTIONS 
 
The value estimate in this report is subject to the following critical disclosures in addition to the 
standard Assumptions and Limiting Conditions located at the end of this report. 
 
USE OF LAND 
 

The client has asked the appraiser to make the critical assumption that the existing partially 
completed power plant improvements assumed to not exist and that the highest and best use 
of the land not be used in a power generating capacity.  The appraiser will value the subject 
property as a vacant lot of land under the PDD zone. 

 
STANDARDS 
 

This appraisal report has been prepared in accordance with Title XI of the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), the Uniform 
Standards of Professional Appraisal Practice (USPAP), additional standards applicable to 
federally related transactions, and any additional standards and conditions required for 
appraisals as may be required by the client. 

 
PERSONAL PROPERTY/EQUIPMENT 
 

Personal property/equipment will not be valued within this appraisal report. 
 
HAZARDOUS SUBSTANCES 
 

An environmental assessment was not made available for review. This appraisal is 
predicated on the assumption that hazardous substances do not exist at the subject property. 
The appraiser, however, is not qualified to detect such substances, including the existence of 
urea-formaldehyde insulation, radon gas, foam and asbestos insulation, lead paint, or other 
potentially hazardous materials that may have an effect on the value of the property.  
Additionally, no soil survey has been furnished, and it is assumed that no surface or 
subsurface contaminants are present.  No responsibility is assumed for any such conditions, 
nor for any expertise or engineering knowledge required to discover them. 
 

DEFINITIONS 
 
MARKET VALUE  -- As defined in the Agencies’ appraisal regulations, the most probable price which 
a property should bring in a competitive and open market under all conditions requisite to a fair 
sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus.  Implicit in this definition are the consummation of a sale as of a 
specified date and the passing of title from seller to buyer under conditions whereby: 
 

• Buyer and seller are typically motivated; 
• 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 
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DEFINITIONS 
 

• 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 Vol. 75, No. 237, Page 77472, dated December 10, 2010 
Interagency Appraisal and Evaluation Guidelines 

Agencies included:  
Office of the Comptroller of the Currency, Treasury (OCC); 
Board of Governors of the Federal Reserve System (FRB); 
Federal Deposit Insurance Corporation (FDIC); 
Office of Thrift Supervision, Treasury (OTS); 
National Credit Union Administration (NCUA) 

 
MOST PROBABLE SELLING PRICE* -- The price at which a property would most probably sell if 
exposed on the market for a reasonable time under the market conditions prevailing on the date of 
the appraisal. 
 
ESTIMATED EXPOSURE TIME -- Market value conclusions within the report recognize the 
characteristics of the subject real estate and consider the current economic environment and its 
effect on real property.  Based upon interviews with market participants and market information 
obtained for properties considered similar to the subject, it is the appraiser's opinion that an 
exposure period of six months to one year is considered reasonable for time on the market prior to 
the sale of the subject property at the value estimated within this report. 
 
DIRECT CAPITALIZATION* -- 1) A method used to convert an estimate of a single year’s income 
expectancy into an indication of value in one direct step, either by dividing the income estimate by 
an appropriate rate or by multiplying the income estimate by an appropriate factor.  2) A 
capitalization technique that employs capitalization rates and multipliers extracted from sales.  Only 
the first year’s income is considered.  Yield and value change are implied, but not identified. 
 
FEE SIMPLE ESTATE* -- Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, eminent domain, police 
power, and escheat. 
 
LEASED FEE INTEREST* -- An ownership interest held by a landlord with the rights of use and 
occupancy conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the 
lessee are specified by contract terms contained within the lease. 
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DEFINITIONS 
 
SUMMARY APPRAISAL REPORT * 
 
1. A written report prepared under Standards Rule 2-2(b) or 8-2(b). (USPAP, 2002 ed.)  
2. A summary appraisal report contains a summary of all information significant to the solution 

of the appraisal problem. The essential difference between a self-contained appraisal report 
and a summary appraisal report is the level of detail of presentation. 

 
 Appraiser Note: This report contains summary discussions of the data, reasoning, and 

analyses that were used to develop the opinion of value.  It also includes summary 
descriptions of the subject property, the property’s locale, the market for the property type, 
and the appraiser’s opinion of highest and best use.  Any data, reasoning, and analyses not 
discussed in the Summary Appraisal Report are retained in the appraiser’s work file. 

 
* Source:   The Dictionary of Real Estate Appraisal, Fourth Edition, 2002 Appraisal Institute 

 
MARKET AREA 
 

 
 
 
Municipal Overview 
Meriden, Connecticut is located in New Haven County, approximately 16 miles south of the capitol 
City of Hartford, 18 miles north of New Haven and 14 miles east of Waterbury.  Meriden is 
comprised of 23.7 square miles. It is bordered by Middlefield and Middletown to the east, 
Wallingford to the south, Cheshire to the west and Southington and Berlin to the north.   
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MARKET AREA 
 
Transportation Systems 
Transportation to and within Meriden is considered good.   The location of Meriden at the center of the 
Connecticut highway transportation network provides residents with convenient access to the major 
employment centers located within greater Hartford and New Haven.  The interstate transportation 
systems that converge within the city include Interstates 691 and 91, in addition to Connecticut Route 
15 (Wilbur Cross Parkway).   The city is served by Amtrak passenger rail service and interstate bus 
service.  Additional access is available through US Route 5 (which connects with CT Route 15 in the 
northern portion of the city), CT Route 71 (running in a north-south direction through the center of 
Meriden) and CT Route 70 (running through the southwest corner of the city).   
 
Population 
Information provided by the Connecticut Economic Resource Center (CERC) indicates a 2000 
population for Meriden of 58,244 people.  This represents a 2.1% decrease over the 1990 population.  
This population decrease is inferior to the population increase for New Haven County (2.5%) and the 
State of Connecticut (3.6%) during the same decade (1990-2000).  CERC estimates a 2011 population 
of 62,280 persons for the City of Meriden, which represents an increase over the 2000 Census figure of  
4.7%.   CERC projects that the 2016 population within the city will be 66,746 persons, which indicates 
an annual growth rate of 1.4% over the next five years.  This growth rate is superior to those for New 
Haven County (0.8%) and the State of Connecticut (0.8%).  
 
Demographic data published by Claritas, Inc. has been reviewed and includes statistics based on a 
1-mile, 3-mile, and 5-mile radius of the subject. 
 
Population figures are illustrated on the following chart and indicate that the immediate subject 
neighborhood is stable with minimal growth anticipated over the next five years. 
 

 
 
Similar to the CERC population projections for Meriden as a whole, Claritas, Inc. estimates that the 
populations within all three radii are anticipated to increase by more than 1.0%.   This level of 
estimated growth indicates that Meriden is close to equilibrium and the population will remain stable. 
 
Employment 
As of July 2012, Meriden had a labor force of 33,227 persons and an unemployment rate of 10.8%.    
In comparison, Meriden is inferior to the New Haven Labor Market Area (9.7%) and to the State of 
Connecticut (9.3%) during the same time period.  Meriden contains a mix of urban and suburban areas 
and demonstrates a higher unemployment rate when compared to the surrounding municipalities of 
Berlin (8%), Middletown (8.9%), Middlefield (7.8%), Wallingford (8.2%), Cheshire (7.5%) and 
Southington (7.4%).  
 
Major employers include but are not limited to, SBC/SNET, Hunters Ambulance, MidState Medical 
Center, TI Automotive and Cuno, Inc.  
 

Population 
One-Mile % Change Three-Mile % Change Five-Mile % Change 

2017 Projection 3,126 1.49% 55,314 1.15% 108,994 1.71% 
2012 Estimate 3,080 4.27% 54,687 6.07% 107,164 6.68% 
2000 Census 2,954 2.36% 51,558 -1.82% 100,453 1.87% 
1990 Census 2,886 52,516 98,606 
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MARKET AREA 
 
Income Statistics 
CERC reports that the average 2012 household income within the City of Meriden is $56,596.  This 
figure is inferior to the figures for New Haven Country ($63,310) and the State of Connecticut 
($70,705).  Income levels, including average household incomes, median household incomes and per 
capita incomes, have been reviewed through Claritas, Inc.  The following provides income information 
based on a 1-, 3- and 5-mile radius of the subject. 

 

 
 
The chart above shows that the average household incomes within all three radii are below the United 
States as a whole, which includes a figure of $67,529.  Similarly, the per capita incomes within all 
three radii are also superior to the national figure of $25,728.  This information is in contrast to that 
provided by CERC and is most likely due to the fact that the subject is geographically located in the 
southeast corner of the City of Meriden.   
 

 
 

The subject site is fairly isolated from neighboring properties due to its winding driveway access. The 
subject abuts over 200 acres of undeveloped land and is located at the top of a mountain which limits 
neighboring development.  In the neighborhood off of CT Route 71 are numerous apartment buildings, 
a regional shopping mall and a hospital.  The subject site is also located within close proximity to the 
town of Berlin town line.  On the following page is a map locating existing apartment buildings within 
the subject’s neighborhood. 

Income Statistics - 2012 
One-Mile Three-Mile Five-Mile 

Average Household Income: $51,763 $51,808 $61,274 
Median Household Income: $44,511 $43,159 $51,538 
Per Capita Income: $18,660 $20,606 $23,739 
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ASSESSMENT AND TAX DATA 
 
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.  Property 
owners within a community are required to pay taxes as of the ownership of property on October 1 
of the prior year.  Meriden underwent revaluation as of the October 1, 2011 Grand List.   
 
The subject property is currently exempt from real estate property taxes as a utility company.  For 
informational purposes below is the current assessment for the subject property.  
 

Map/Block/Lot 521/249/33 

Land $17,772,860 

Outbuildings $70,000,000 

Buildings             $10,978,100 

Gross Assessment 

Fair Market Value 

$98,750,960 

$141,072,800 

 
A copy of the current tax bill can be found in the Addenda Exhibit C. The tax bill shows no 
property tax liability to validate the current exception.  
   
SITE DESCRIPTION 
 
Reference Tax Assessor Map 521, Block 249, lot 33 
 
Land Area Approximately 1,597,780 square feet of land, or 36.68 acres. A copy 

of a site plan can be found in the Addenda Exhibit D. 
 
Frontage  118.23’ of continuous frontage along South Mountain Drive 
 
Topography/Shape Mostly level with extreme slope around the perimeter of the site / 

Irregular. A topography map is included in the Addenda Exhibit E. 
 
Access Off of Chamberlain Highway (CT Route 71) via South Mountain 

Drive 
 
Parking The subject site does not have striped or paved areas except for the 

access road portion of the lot. 
 
Easements/Restrictions No atypical easements have been noted in the land records.  However, 

this office is not a title-searching firm, and a more detailed review 
should be made if the client desires. 

 
Inland Wetlands/ 
   Watercourses A review of the official wetlands and watercourses map indicates that 

the subject is impacted by wetlands. Approximately 10% of the 
subject site is impacted by wetlands.  The wetland areas are spotted 
throughout the site.  A copy of a wetlands map can be found in the 
Addenda Exhibit F. 
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SITE DESCRIPTION 
 
Flood Zone Federal Emergency Management Agency Flood Hazards Map 
 Community panel: 0081 
 Effective date:  December 17, 2010 
 Zone X; flood hazard map can be found in the Addenda Exhibit G. 
 
Utilities The subject site is not currently connected to any public utilities.  The 

appraiser has spoken with Mr. Brett Dorman and Mr. Paul Kopek in 
the Meriden Engineering Department to discuss possible connection 
points of public utilities for the subject property.  The intersection of 
Kensington Avenue and Sams Road has sanitary sewer and public 
water available at this location. It is the appraiser’s opinion that this 
location is the closest in proximity to the subject site for connection to 
public utilities.  The distance of the intersection and the subject site is 
approximately three-quarter mile.  The sewer and main water line at 
this location does run up Sams Road towards the subject site. 
However, it has been brought to the appraisers’ attention that Sams 
Road is a private road and may not be accessible for public utilities. 
As a result, the appraiser feels the intersection of Kensington Avenue 
and Sams Road appears to be the most feasible connection for public 
utilities. The map on the following page displays the location of 
probable utility hookup in comparison to the subject site. 
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SITE DESCRIPTION 
 

  
 
Zoning The subject is cited in the PDD zoning district.  Below are the 

permitted uses by right according to the City of Meriden zoning 
regulations; 

  
(a) Single-family dwellings. 
(b) Two-family and/or multifamily structures 
(c) Manufacturing, production, fabrication and warehouse. 
(d) Research and development facilities 
(e) Office, banks, institutional, public and municipal buildings, 

schools, including facilities to house data processing equipment, 
recreational (including equestrian center for general public) and/or 
health club. 

(f) Retail-commercial uses are permitted and shall be designed and 
intended for the use of the residents of the planned development 
district, and the burden shall be on the owner to show that such 
areas will primarily serve persons residing in the planned 
development district. The total space allocated to retail-
commercial establishments shall not exceed 10% of total 
residential building floor area, and the total area of retail- 
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SITE DESCRIPTION 
 

commercial establishments and their required parking areas shall 
not collectively occupy more than 10% of the total ground area of 
the plan development district. No building designed or intended to 
be used in part or in whole for retail-commercial purposes shall be 
constructed prior to the completion of not less than 30% of the 
dwelling units in plan; however, the Planning Commission, at its 
discretion, upon completion of 200 dwelling units, may permit 
retail-commercial development. Retail-commercial development 
uses may be permitted within the development but shall be limited 
to the following types of shops and stores: bakery, barber, beauty, 
drug, food, gift, ice cream, or sandwich shop, launderette, laundry 
or dry cleaning (pickup only), restaurant with liquor license, 
liquor store or gas sales with service center and limited repair (no 
auto body or general repair). No shop or store shall contain more 
than 2,000 square feet of sales area. 

(g) Congregate living center to be defined as a convalescent home, as 
defined in this chapter, combined with elderly housing to provide 
a comfortable environment for elderly living and care. Each 
convalescent house shall be located on one acre of land for each 
thirty-bed unit. The density of the elderly residential segment shall 
be per 213-39D(2) in the City of Meriden zoning regulations. 

(h) Hotel 
(i) Riding academies and stables for rental to general public, subject 

to provisions of 213-16B(2)(c) in the City of Meriden zoning 
regulations. 

(j) Public and private utility substations. 
(k) Places of worship and public assembly.\ 
(l) Home occupations, as per 213-18B(2)(e) in the City of Meriden 

zoning regulations. 
(m) Commercial clubs 
(n) Child-care provider – Class 2. 
(o) Electric-generation facilities. 

a. Electric-generation facilities are defined as follows: Any 
bulk-electric-generating unit and its ancillary buildings 
and structures. Such ancillary buildings and structures 
shall be deemed to include, but not limited to, cooling 
towers, water and fuel storage facilities, stacks, and gas 
and electric transmission lines and towers, provided that 
such electric-generation facilities shall meet the following 
conditions: 

b. Such facilities shall be located on a lot having a minimum 
area of 20 acres. 

c. No building shall be in excess of 120 feet in height. This 
height limitation and any limits specified in 213-49A shall 
not apply to ancillary buildings and structures which may 
be up to 200 feet in height, provided that the plan for such 
ancillary buildings and structures shall be submitted to the 
Planning Commission prior to installation. Upon its review  
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SITE DESCRIPTION 
of such plan, the Planning Commission may recommend 
reasonable conditions to minimize any adverse impacts. 

d. Such facilities shall meet all regulations of the Department 
of Environmental Protection for such facilities. 

e. Such facilities shall comply with the performance 
standards set forth in 213-54 in the City of Meriden zoning 
regulations for the industrial districts. 

f. Such facilities shall comply with the width, coverage and 
minimum yard requirements set forth in 213-39D(2)(b) in 
the City of Meriden zoning regulations for nonresidential 
uses. 

g. Such facilities shall comply with the off-street parking 
requirements specified in 213-55, except that the minimum 
parking spaces required for such facilities shall be one 
parking space for each three total employees or 500 square 
feet of gross building area, whichever is less. 

 
[2] The following provisions shall apply to electric-generation 
facilities in the PDD and supersede all sections of this chapter of the 
City of Meriden where they may conflict: 

a.   More than one main principal building shall be permitted 
on one lot. 
b.     Outdoor storage or parking of construction trailers shall                       
be permitted. 
c. The supplementary lot, yard, height and building regulations 
specified in 213-48 shall not apply. 

 
(p) Child-car provider – Class 3, subject to the requirements of 213-

19B(2)(j) of the City of Meriden zoning regulations. 
 

Below are the current yard and bulk requirements under PDD zoning, 
specific to multifamily use. 

 

 

Minimum Lot Area (square feet) 871,200
Area per Unit (square feet) 1,500
Width (feet) 50
Maximum Coverage 40%
Front Yard (feet) 15
Side Yard (feet) 6
Rear Yard (feet) 15
Minimum Open Space of total lot 50%
Maximum Height (feet) 120

Lot and Bulk Requirements
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SITE DESCRIPTION 
 
In addition, under the PDD zone, there is a subsection in the zoning 
regulations stating “Ridgeline Protection Zone.” Any development in 
the PDD zone must accommodate additional development 
requirements set forth by the Ridgeline Protection Zone. The 
following information displays certain setback, definitions, and 
development restrictions under the Ridgeline Protection Zone. 
 
Basalt (TrapRock) Ridgeline – The line on a traprock ridge created 
by all points at the top of a fifty-percent slope (two horizontal for each 
vertical unit of distance) along Beseck Mountain, Lamentation, 
Cathole, South Mountains, East/West Peaks, (not Chauncey Peak), 
which is maintained for a distance of 50 horizontal feet perpendicular 
to the slope and which consists of surficial basalt geology. 
 
Passive Recreation – Non-motorized recreation, such as hiking, 
bicycling, picnicking, and bird watching. 
 
Ridgeline Setback Area – The area bounded by: (1) a line that 
parallels and is placed horizontal distance of 150 feet off the more 
wooded, lesser-sloped side of basalt (traprock) ridgelines, as defined 
in this subsection; and (2) That contour line located below the basalt 
(traprock) ridgeline on the rocky, more steeply sloped side of a basalt 
(traprock) ridgeline, where fifty-precent slope (two horizontal for 
each vertical unit of distance) has been maintained for a distance of 
50 horizontal feet. 
 
Selective Timbering – The harvesting of no trees greater than six 
inches in diameter at breast height. 
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HIGHEST AND BEST USE 
 
Highest and best use is defined as: 
 

The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value.  The four criteria the highest and best use must meet are legal permissibility, 
physical possibility, financial feasibility, and maximum profitability. 

 
 Source: The Dictionary of Real Estate Appraisal 
   Fourth Edition, 2002; Appraisal Institute 
 
The highest and best use of the subject property as though vacant is considered to be future 
development of multifamily residential.  The subject site is zoned in the Planned Development 
District which permits multifamily housing. A copy of the zoning map for the City of Meriden can 
be found in the Addenda Exhibit H.  In addition, the Market Area section of this report displays the 
location of competing apartment complexes in the City of Meriden.  
 
The subject site is located on top of a mountain with extreme slope along its perimeters; however, at 
least half of the 36.68 acres is fairly level.  The winding access road is partially paved and connects 
to Chamberlain Highway (CT Route 71).  The road allows for fair accessibility to the subject site 
despite numerous turns and changes in elevation.  
 
The appraiser has also spoken with the city planner in the City of Meriden. With the development of 
the subject site, it appears the most feasible way to connect to public sewers and water supply 
would be to run the proper connections from the subject site to the intersection of Kensington 
Avenue and Sams Road, approximately three-quarter mile away.  This would be required for any 
form of development for the subject site.  Any incoming developer of the subject site would need 
planning approval from the City of Meriden. Considering the number of competing apartment 
complexes in the local area and the Planned Development District permitting multifamily 
development, the appraiser believes the highest and best use for the subject property is the future 
development of multifamily residential. 
 
INTRODUCTION TO VALUATION 
 
The Cost Approach has not been developed within this report. The Sales Comparison Approach to 
value has been developed within this appraisal report. The Sales Comparison Approach has been 
developed, since the subject market for vacant land has been fairly active through the date of 
valuation. Sale transactions have been researched and after adjustment, provide a reasonable 
estimate of market value for the subject property. 
 



ITALIA & LEMP, INC. 
19  

SALES COMPARISON APPROACH 
 
The Sales Comparison Approach is based on the concept that an informed purchaser would pay no 
more for a property than the cost of acquiring a comparable property with similar utility.  Given 
these parameters, a diligent search has been conducted by the appraiser to uncover sales of 
properties considered comparable to the subject. The detailed sale data are included within this 
section of the report. 
 
The sale data are compared to the subject, and adjustments are made for either superior or inferior 
characteristics. The adjustment process includes adjustments for property rights conveyed, 
financing terms, conditions of sale, market conditions (time), location, and other physical and 
economic characteristics of the sale properties.  The adjusted sale prices reveal a range of value that 
can be reconciled into a final indication of market value for the subject via this approach. 
 
The primary unit of comparison within this analysis is sale price per acre.  This unit of comparison 
is considered standard in the valuation of properties such as the subject and is considered the norm 
by market participants. 
 
The following pages contain detailed descriptions of each sale, the analysis of the sale data and the 
final indication of market value via the Sales Comparison Approach. 
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SALES COMPARISON APPROACH  
 
LAND SALE 1 
 

 
 
LS Number 2218 
Location 95+/- Filley Street, Bloomfield, Connecticut 
Grantor Sterling Ridge Development Group, LLC 
Grantee Konken Bloomfield, LLC 
Date of Sale August 24, 2011 
Reference Volume 1640, Page 220, Warranty Deed 
Sale Price $1,100,000 
Verification Grantee (Mr. Martin Kenny) 
 
Land Data 
 Tax Parcel Map 300, Lot 9 
 Area 18.90 acres; usable area estimated at 7.0 acres 
 Frontage 399.41’ along Filley Street 
 Zone PLR, Planned Luxury Residential District 
 Utilities PW, SS, NG, E, T 
 Topography Slopes up then level / Rolling  
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SALES COMPARISON APPROACH  
 
LAND SALE 1   
 
 Configuration Somewhat rectangular 
 Inland/Wetlands 
     Watercourses Throughout the northern portion of the site 
 Access Via a curb cut along Filley Street 
 Property Use Apartments 
 Comments This site is located in a residentially developed single-family 

neighborhood, proximate to Laurel Elementary School.  
 
Financing  

Mortgagee Bloomfield Funding, LLC 
Principle  $1,000,000 
Loan to Value 91% 
Interest Rate 8.0% 
Maturity Not recorded 
Comments  Not an arm’s length mortgage, no adjustments are required.  

 
General Comments The seller was in the process of obtaining approvals for development 

of an apartment complex when the buyer was obtained.  CB Richard 
Ellis openly marketed the property for $1,500,000 (without final 
approvals). The seller had spent approximately $100,000 in approval 
costs at the point a contract for sale was structured. The buyer took 
over the approval process at that point and spent an additional 
$75,000 to re-design the plans and complete the approval process. 

 
Inland/Wetlands approval was granted on December 13, 2010 and 
development approval for 78 units was granted on March 9, 2011.  
The property was under contract for approximately 9 months during 
the completion of the approval process.   

 
 Northgate Apartments will contain 4, three-story buildings and 147 

parking spaces (included in the approval was a 48 space reduction in 
the required number of spaces). The property will include a fitness 
center, a one-half mile jogging trail and a car wash for tenants.  A 
requirement of this zone includes at least 50% of the units contain a 
minimum of 1,200 square feet and 20% of the units contain a 
minimum of 1,000 square feet.  The buyer indicated that there is a 
50/50 split between one-bedroom units and two-bedroom units. The 
buyer indicated that there was a restricted development yield due to 
the town’s desire to have large units. This reportedly curtailed what 
the buyer could afford to pay for the site. 

  
Sale Price/Approved Unit  $14,103 
Sale Price per Acre  $157,143 
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SALES COMPARISON APPROACH  
 
LAND SALE 2 
  

 
 

 
LS Number 2157 
Location 332+ Deming Road and Berlin Turnpike, Berlin, Connecticut 
Grantor Mary T. Rampone, Trustee 
Grantee 332 Deming Road Associates Limited Partnership 
Date of Sale November 19, 2010 
Reference Volume 642, Page 567, Trustee’s Deed 
Sale Price $1,270,000 
Verification Grantee (Mr. Geoffrey Sager) 
 
Land Data 
 Tax Parcel Map 10-2, Block 83, Lots 10A, 10B, and 11 
 Area 5.84 acres (excluding Lot 11 which contains 3.218 acres) 
 Frontage 527.26’ Deming Road 
 Zone WHD, Workforce Housing Development 
 Utilities PW, SS, E, T, NG 
 Topography Rolling 
 Configuration Rectangular 
 Inland/Wetlands Wetlands on Lot 11; minimal impact on development 
 Access Via Deming Road 
 Property Use Apartment development 
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SALES COMPARISON APPROACH 
 
LAND SALE 2  

 
Financing 
 Mortgagee   Raymond J. Dunn, III 
 Principal   $1,500,000   
 Interest Rate  Prime Rate + 2.0% 
 Maturity Date  November 1, 2011 
 Comments   Related party; does not encumber Lot 11  
    
General Comments The buyer indicated that this was an arm’s length transaction and had 

been under contract for about a year.  The buyer, Metro Realty Group, 
is a land developer which plans on constructing a 72-unit affordable 
housing complex using Low Income Housing Tax Credits. The 
proposed unit mix includes 72 units (48 two-bedroom and 24 one-
bedroom units) with 163 parking spaces within five buildings.  The 
property was approved on February 25, 2010 and the buyer paid for 
all approvals. The approval application process included a zone 
change from BT-1 to Workforce Housing Development district and 
site plan and special permit applications.  The zoning application was 
dated November 2009.  The property included a smaller residence 
which was demolished.  

 
 The third parcel, Lot 11, included 3.218 acres that essentially is a 

Mattabasset Sewer Easement area that includes a 60’ wide sewer 
easement.  The zoning approval specifically excluded this area, which 
includes wetlands.  The buyer is going to give this area to 
Mattabasset. 

 
Sale Price/Unit            $17,639 
Sale Price Per Acre          $217,466 
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SALES COMPARISON APPROACH  
 
LAND SALE 3 

 
LS Number 2104 
Location 6 Darling Drive (Lot 1 formerly a portion of 55 Security Dr), Avon, CT 
Grantor Ensign-Bickford Realty Corporation 
Grantee Darling Drive Associates Limited Partnership 
Date of Sale October 28, 2009 
Reference Volume 597, Page 1033, Warranty Deed 
Sale Price $1,965,750 
 
Location 50 Darling Drive (Lot 2 formerly a portion of 55 Security Dr), Avon, 

CT 
Grantor Ensign-Bickford Realty Corporation 
Grantee The Metro Realty Group LTD 
Date of Sale October 28, 2009 
Reference Volume 597, Page 1209, Warranty Deed 
Sale Price $150,000 
Total Sale Price $2,115,750 / adjusted to $1,915,750 for Lot 1 
Verification Grantee (Mr. Geoffrey Sager) 
 
Land Data (Lot 1 only) 
 Tax Parcel Map 14, Lot 2010060  
 Area 15.04 acres or 645,933 square feet 

Frontage 96.28’ along Darling Drive, 411.06’ along Security Drive and 
7,422.98’ along Arch Road  
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SALES COMPARISON APPROACH  
 
LAND SALE 3 
 
 Zone IP, Industrial Park 
 Utilities PW, SS, NG, E, T 
 Topography Rolling 
 Configuration Irregular 
 Inland/Wetlands 
     Watercourses Minor along the southern border at Arch Road 
 Access Via a single curb cut along Darling Drive and Arch Road  
 
Property Use Approved 103-unit elderly (62+) apartment building 
Comments The site is located proximate to West Main Street (US Route 44) and 

the downtown area of Avon. 
Financing  

Mortgagee Raymond J. Dunn, III (and guaranteed by The Metro Realty Group) 
Principle  $2,500,000 
Loan to Value 127% 
Interest Rate Prime plus 2.0% 
Monthly Payments Interest only 
Amortization NA 
Maturity December 1, 2009 
Comments  Short-term mortgage from the developer to himself; no adjustments 

are required. 
 
General Comments The buyer, Mr. Geoffrey Sager with The Metro Realty Group, 

obtained all approvals for a subdivision into Lot 1 (this sale of 15.04 
acres for apartment development) and Lot 2 (1.85 acres for the 
industrial building).  Mr. Sager obtained a Special Exception to 
permit a Planned Elderly Residential Development in an IP zone and 
Site Plan approval for a 12,000 square foot industrial building and 
elderly development on November 8, 2008. 

 
 The buyer indicated that the reason for the delay in the transaction 

was due to an attempt to secure financing from CHFA.  
 

The project, known as Peachtree Village, is restricted to persons aged 
62 and older and will consist of a mix of one- and two-bedroom units.  
About 25% of the units will be market rate and the balance will be 
restricted by income guidelines.   

 
 The buyer allocated about $200,000 to Lot 2 for the industrial 

building which results in a price for the apartment development of 
$1,915,750 or $18,600 per unit. 

 
Adjusted Sale Price ($1,915,750)/Unit (103 units)         $18,600 
Sale Price Per Acre           $130,701 



ITALIA & LEMP, INC. 
26  

SALES COMPARISON APPROACH  
 
LAND SALE 4 

 
LS Number 2010 
Location Gerber Road & Kelly Road, South Windsor, Connecticut 
Grantor Gerber Scientific, Inc.  
Grantee Kelly Road Associates, L.P.  
Date of Sale April 10, 2008 
Reference Volume 1972, Page 59  
Sale Price $1,828,000 (including approval costs) 
Verification Grantee (Metro-Realty Group, Ltd.) 
 
Land Data 
 Tax Parcel Map 3531 Lot 1 
 Area 11.91 acres 
 Frontage 684.96’ on Gerber Road East and 654.42’ along Kelly Road 
 Zone I - Industrial  
 Utilities PW, SS, E, T, NG 
 Topography Sloping 
 Configuration Irregular  
 
 Inland/Wetlands 
   Watercourses The property is not impacted by wetlands area  
 Access Via Gerber Road East and Kelly Road 
 Property Use Vacant Industrial Land, approved for development of Senior 

Affordable Housing 
 Comments The site is located on the corner of Kelly Road and Gerber Road East 

within South Windsor and is situated in a neighborhood of mixed use 
properties. 
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SALES COMPARISON APPROACH  
 
LAND SALE 4 

 
Financing  
 Mortgagee Gerber Scientific 
 Loan Amount $1,142,400 
 LTV 70% 
 Maturity Date September 1, 2011 
 Interest Rate Prime rate plus 150 basis points 
 Comments The financing represents interim seller financing and is considered to 

be at market and arm’s length.  
  
General Comments The property was purchased by an entity related to Metro Realty 

Group, Ltd, in a partnership with CHFA to develop the property with 
88 affordable senior housing units.  The units are proposed to be a 
mix of one- and two-bedroom units and approximately 90% of the 
units will be designated as affordable units.  The plans indicate four 
total buildings containing 23,896 square feet each (95,584 square feet 
total).  Approvals were granted prior to the sale and paid for by the 
purchaser. 

 
 The purchaser indicated that the acquisition price for the land was 

$1,628,000 and that there was an additional $200,000 in expenses 
incurred in order to obtain approvals for the project making the 
effective purchase price $1,828,000.   

 
Sale Price/Acre  $153,484 
Sale Price/Proposed Unit (88 total) $20,772 
Sale Price/SF of proposed building area (95,584 square feet) $19.12 
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SALES COMPARISON APPROACH 
 
ANALYSIS OF SALE DATA/EXPLANATION OF ADJUSTMENTS 
 
The following analysis summarizes the adjustment process. 
 
Real Property Rights Conveyed 
 
Adjustments for real property rights conveyed consider the difference between properties leased at 
market rent and those leased either below or above market levels. This adjustment is tempered by 
remaining lease terms. The fee simple estate of the subject is being valued, requiring no adjustment.  
 
Financing Terms 
 
The transaction price of one property may differ from another identical property, given favorable or 
unfavorable financing arrangements.  For example, lower interest rates or higher loan-to-value 
ratios that are readily available for competing properties may affect the price a willing market 
participant may pay for a property.  No adjustment is warranted. 
 
Conditions of Sale 
 
Conditions of sale adjustments typically reflect the motivations of either a buyer or seller.  
Examples of purchaser sale motivations that would affect a price include assemblage or plottage 
that would increase the utility of the site for a purchaser.  Conversely, a seller who is in a hurry to 
obtain cash may sell at a discount.   In either of the foregoing or similar cases, a sale must be used 
as a comparable only after extensive verification and analysis.  No adjustment is warranted. 
 
Market Conditions 
 
Different market conditions at the time of sale typically require adjustment.  Subsequent to the date 
of sale, values may have either appreciated or depreciated due to inflation/deflation, or investors' 
perceptions of market conditions may have changed.  This adjustment is typically referred to as a 
time adjustment; although time itself is not the cause of the adjustment.  Land Sale 3 transferred in a 
worse economic climate than the current financial conditions; upward adjustment is warranted. 
Land Sale 4 transferred in 2008 when the real estate market as a whole was inflated by today’s 
standards.  A downward adjustment to Land Sale 4 is warranted. 
 
Location 
 
Locational adjustments are required typically when the location of a sale property is different from 
that of the subject.  Even properties within the same neighborhood can typically have different 
locational attributes that are either favorable or unfavorable.  The subject is provided with favorable 
neighborhood accessibility.  Land Sales 3 and 4 are considered to have superior locations compared 
to the subject property.  A downward adjustment is warranted to both land sales. 
 
Physical Characteristics 
 
Physical differences between the subject and sale comparables are typically adjusted when the 
differences are considered significant.  This adjustment category typically includes differences in 
size of parcel, zoning/approvals, utilities wetlands, and topography/other. 
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Size of Parcel – The land sales range in size from approximately 5.84 acres to 43.54 acres.  The 
comparable land sales are all less than half the size of the subject site.  Smaller lots will typically 
demand a higher price per acre than those of larger lots.  Downward adjustment is required to all 
four land sales.  
 
Zoning/Approvals – Land Sale 1 transferred with the approval process partially started by the seller. 
The remaining land sales were contracted as raw land and then pursued for approvals.  Downward 
adjustment is warranted to Land Sale 1. 
 
Utilities – All land sales have fair accessibility to public utilities.  The subject site would most likely 
connect to a lower elevation at the intersection of Kensington Avenue and Sams Road.  This 
distance is significantly farther than all the land sales would need to go.  In addition, the subject is 
located on higher terrain and it is considered reasonable to assume pumping equipment would be 
needed to provide water to the subject site.  Downward adjustment to all land sales is warranted. 
 
Wetlands – The subject site has spotted areas of wet soils totaling an estimated 10% of the lot. All 
land sales have either no wetlands or under 10%.  No adjustments are warranted.  
 
Topography/Other – The subject site is mostly level but is considered tough terrain with extreme 
slopes along its perimeter.  All land sales are considered to have superior topography. Downward 
adjustment to all land sales is warranted. 
 
ADDITIONAL SALE DATA 
 
In addition to previous discussed sales, the appraiser has discussed a potential multifamily land sale 
in the town of Windsor with Lexington Partners. The property is 6.3 acres located at 55-69 
Mechanic Street in Windsor, Connecticut.  The developer mentioned the property is under contract 
for $900,000 and in the process of attempting to obtain approvals for the construction of 130 units. 
Additionally, the developer estimates environmental cleanup in the amount of $400,000, which is 
included in the $900,000 contract price.  The developer is assuming risks for the environmental 
cleanup in the event the costs are higher than $400,000.  Secondly, the site is located near an active 
railroad and the developer anticipates higher building costs than normal to suppress the added noise 
associated with the railway.  Lastly, the developer anticipates an additional $400,000 in 
development costs to obtain proper approvals. The acquisition price of $900,000 equates to 
$142,857 per acre or $6,923 per unit for this densely populated site. 
 
SUMMARY OF ADJUSTMENTS 
 
On the following chart is a summary of the adjustment process conducted on the prior pages.  This 
adjustment process provides an indication of the direction and intensity of the adjustments made 
from the different elements of comparison.  Cumulative adjustments reflect a change in the base 
price after each adjustment.  For example, the price per unit is adjusted first for property rights 
conveyed.  The adjusted price is then adjusted for financing terms.  This process continues for the 
remaining cumulative elements of comparison. Quantitative adjustments are estimated separately 
and summed into a final total adjustment. These adjustments are then extracted from external 
sources and are compared individually to the subject. 
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SALES COMPARISON APPROACH 
 

LAND SALES RECAPITULATION AND ADJUSTMENT GRID
Location Subject Sale 1 Sale 2 Sale 3 Sale 4

600 South 
Mountain Drive

95+/- Filley Street 332 Deming Road 6 Darling Drive 25 Gerber Street

Meriden, CT Bloomfield, CT Berlin, CT Avon, CT South Windsor, CT
Date of Sale 8/24/2011 11/19/2010 10/28/2009 4/10/2008
Sale Price $1,100,000 $1,270,000 $1,915,750 $1,628,000
Land Area (Acres) 36.68 7.00 5.84 15.04 9.58
Zone PDD PLR WHD IP I
Configuration Irregular Regular Regular Regular Irregular
Topography Sloping Sloping/Level Sloping/Level Rolling Sloping
Wetlands 10% 0% 0% 5% 0%
Sale Price/Acre $157,143 $217,466 $127,377 $169,937

Adjustments by Element of Comparison
Cumulative Adjustments:

  Property Rights Conveyed Fee Simple 0% 0% 0% 0%
  Financing Terms Conventional 0% 0% 0% 0%
  Conditions of Sale Prudent 0% 0% 0% 0%
  Market Conditions (Time) Current 0% 0% 5% -15%

Adjusted Price/Acre $157,143 $217,466 $133,746 $144,447
Quantitative Adjustments

  Location 0% 0% -15% -15%
  Physical    
    Size of Parcel -5% -20% -5% -5%
    Zoning/Appovals -10% 0% 0% 0%
    Utilities -10% -10% -10% -10%
    Wetlands 0% 0% 0% 0%
    Topography/Other -25% -30% -10% -10%

Subtotal Quantitative -50% -60% -40% -40%
Final Adjusted Price/Acre $78,571 $86,986 $80,248 $86,668

 
CONCLUSION 
 
After considering the valuation of the subject property via the Sales Comparison Approach, a 
reasonable market value of the subject property can be determined.  The subject property has the 
following market value range: 
 

Then:  36.68 acres @ $80,000 per acre =       $2,935,000(rounded) 
 

Value Estimate via the Sales Comparison Approach 
$2,935,000 
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RECONCILIATION AND FINAL VALUE ESTIMATE 
 
Cost Approach ...................................................................................................................... Not applicable 
Sales Comparison Approach  .................................................................................................... $2,935,000 
Income Capitalization Approach  ......................................................................................... Not applicable 
  
In developing a market value estimate for the subject, only the Sales Comparison Approach was 
developed.  Each approach was considered to provide a reliable indication of market value given the 
availability of sales and rental data.  Since the subject property is vacant commercial land, the only 
appropriate method of valuation is the Sales Comparison Approach.  The Income and Cost Approaches 
to Value were not used or applicable. 
 
The Cost Approach is limited in providing a value estimate of the subject for several reasons.  
External obsolescence given changes in market conditions since the construction date requires 
significant adjustment.  The replacement cost new significantly exceeds the current market value of 
the property, as developed through the Sales Comparison Approach and/or the Income 
Capitalization Approach to value.  The difference between value and replacement cost is mostly 
attributed to accrued depreciation, typically external obsolescence.  While an estimate of this 
obsolescence may be done, extraction from the market is not typically possible, thus resulting in 
large insupportable adjustment.  Additionally, market participants do not consider the replacement 
cost of rental properties in their purchase criteria.  Given the large adjustments and the 
inappropriateness of the valuation technique, the Cost Approach has not been included in this 
report. 
 
The Sales Comparison Approach is a reliable indicator of market value when adequate sale data of 
properties similar to the subject are available.  Several sales of improved properties have been 
researched and analyzed prior to adjusting for differences between the sales and the subject.  Items 
requiring adjustment included property rights conveyed, financing terms, conditions of sale, market 
conditions (time) as well as locational, physical and economic characteristics.  The Sales 
Comparison Approach is considered to provide a reliable market value estimate for the subject 
property. 
 
The Income Capitalization Approach is an effective valuation technique for properties that are 
purchased by a speculative investor on a cash flow basis.  This valuation technique is widely 
recognized by both buyers and sellers of rental property within the subject market area; however, it 
is highly unlikely the land would be leased. As a result, the Income Approach to value is not 
applicable for this valuation. 
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RECONCILIATION AND FINAL VALUE ESTIMATE 
 
The market value herein is estimated without consideration of any outstanding mortgages or other 
liens against the subject. Based upon an investigation and analysis of the information gathered with 
respect to this assignment, reflecting market conditions as of October 1, 2012, the subject property 
is estimated to have a market value of: 

  
TWO MILLION NINE HUNDRED THIRTY-FIVE THOUSAND DOLLARS 

$2,935,000 
 

ESTIMATED EXPOSURE TIME 
 
Market value conclusions within the report recognize the characteristics of the subject real estate and 
consider the current economic environment and its effect on real property.  Based upon interviews with 
market participants and market information obtained for properties considered similar to the subject, it 
is the appraiser's opinion that an exposure period of six months to one year is considered reasonable 
for time on the market prior to the sale of the subject property at the value estimated within this report. 
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CERTIFICATION 
 
The undersigned does hereby certify that, to the best of my knowledge and belief: 
 
1. The statements of fact contained in this report are true and correct. 
 
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

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

 
4. 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 three-year period immediately preceding acceptance of 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. 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 and Standards of Professional Appraisal Practice of the Appraisal Institute. 

 
8. Patrick A. Lemp, MAI and Peter G. Marsele made an inspection of the property that is the subject of this 

report. 
 

9. No one provided significant real property appraisal assistance to the person signing this certification. 
 
10. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives.  
 
11. This appraisal assignment is not based on a requested minimum valuation, a specific valuation, or the 

approval of a loan. 
 
12. As of the date of this report, Patrick A. Lemp, MAI has completed the requirements under the continuing 

education program of the Appraisal Institute.  

     
By:  Patrick A. Lemp, MAI 
Certified General Real Estate Appraiser License Number RCG.0000367 

  
By:  Peter G. Marsele 
Provisional Real Estate Appraiser License Number RSP.0001897 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
1. This is a Summary Appraisal Report, which is intended to comply with the reporting requirements set 

forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a 
Summary Appraisal Report.  As such, it might not include full discussions of the data, reasoning, and 
analyses that were used in the appraisal process to develop the appraiser’s opinion of value.  Supporting 
documentation concerning the data, reasoning and analyses is retained in the appraiser’s file.  The 
information contained in this report is specific to the needs of the client and for the intended use stated 
in this report.  The appraiser is not responsible for unauthorized use of this report. 

 
2. 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, 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. 
 

3. The maps 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. 

 
4. The 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. 

 
5. No engineering survey has been furnished to the appraiser, and no responsibility is assumed for 

engineering matters, mechanical or structural.  Good mechanical and structural condition is assumed to 
exist unless otherwise noted. 

 
6. No evidence of contamination or hazardous materials used in the construction or maintenance of any 

improvements was observed on the date of inspection.  The appraiser, however, is not qualified to 
detect such substances, including the existence of urea-formaldehyde, radon gas, foam insulation, 
asbestos, lead paint, or other potentially hazardous waste material may have an effect on the value of 
the property. 

 
7. 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. 

 
8. 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. 
 
9. No 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. 

 
10. 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. 
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ASSUMPTIONS AND LIMITING CONDITIONS    
 
11. 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. 

 
12. When the Discounted Cash Flow Analysis is used, 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. 

 
13. The date of value 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 that may affect the opinions 
herein stated. 

 
14. If this report is used within a credit sale-leaseback-type transaction, or as the offering structure of a 

syndicate or syndication partnership, joint venture, or association, it is to be noted that the 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. 

 
15. The appraiser’s value estimate presumes that all benefits, terms and conditions have been disclosed in 

any lease agreements, and the appraiser has been fully informed of any additional considerations (i.e., 
front-end cash payments, additional leasehold improvement contributions, space buyback, free rent, 
equity options). 

 
16. 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 author(s), particularly as to valuation conclusions, the identity of the author(s) or firm with which 
they are connected, or any reference to the Appraisal Institute or to the MAI designation. 

 
17. 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 Italia & Lemp, Inc. 

 
18. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  A specific compliance 

survey and analysis of this property to determine whether or not it is in conformity with the various 
detailed requirements of the ADA has not been conducted.  It is possible that a compliance survey of 
the property, together with a detailed analysis of the requirements of the ADA, could reveal that the 
property is not in compliance with one or more of the requirements of the Act.  If so, this fact could 
have a negative effect upon the value of the property.  Since no direct evidence relating to this issue is 
available, this report does not consider possible noncompliance with the requirements of ADA in 
estimating the value of the property. 
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QUALIFICATIONS OF THE APPRAISER 
 

PATRICK A. LEMP, MAI 
 
Principal – Italia & Lemp, Inc. 
 
Patrick A. Lemp, MAI, is a principal and co-founder of Italia & Lemp, Inc., a multifaceted 
organization providing professional real estate-related services on a regional basis.  Mr. Lemp began 
his appraisal career in 1990 for a New England region, Connecticut-based real estate appraisal firm.  
For three years, he served as a manager of a diversified appraisal staff concentrating in the Connecticut, 
Massachusetts and Rhode Island marketplaces.  Narrative appraisal assignments currently include 
evaluation of owner-occupied and multi-tenant industrial facilities; office structures; self-storage 
properties and special-purpose industrial properties including bulk fuel storage facilities, truck 
terminals, freezer buildings and self-storage facilities. 
 
The following is Mr. Lemp’s licensing information: 
 
 State of Connecticut   Certified General Real Estate Appraiser 
  License No.   RCG.367 
  Effective Date   May 1, 2012 
  Expiration Date  April 30, 2013 
 
 State of Massachusetts  Certified General Real Estate Appraiser 
  License No.   5768 
  Effective Date   April 14, 2011 
  Expiration Date  April 14, 2014 
 
 State of New York   Certified General Real Estate Appraiser 
  License No.   46000042706 
  Effective Date   April 24, 2012 
  Expiration Date  April 23, 2014 
 
Mr. Lemp received his MAI designation from the Appraisal Institute (Designation No. 11172).  Mr. 
Lemp’s appraisal background covers a broad spectrum of real property interests and valuations, with 
the largest single valuation in excess of $90 million. 
 
From 1985 through 1990, Mr. Lemp was a commercial real estate investment sales broker with the 
Hartford office of CB Commercial Real Estate Services.  For CB Commercial, Mr. Lemp’s duties 
included investment analysis, marketing and demographic analysis.  Mr. Lemp was involved in more 
than $60 million of real estate transactions, ranging from vacant acreage to single- and multi-tenant 
industrial facilities. 
 
Mr. Lemp has extensive experience testifying as an expert witness in the Connecticut court system.  He 
is a 1984 graduate of Marquette University, Milwaukee, Wisconsin, with a Bachelor of Science, 
Business Administration degree.  He is currently a member of the Real Estate Finance Association, the 
Treasurer of the Connecticut Business Development Corporation and on the Board of Trustees of the 
Watch Hill Chapel Society. 
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QUALIFICATIONS OF THE APPRAISER 
 

Peter G Marsele 
 
Italia & Lemp, Inc. 
 
Mr. Marsele is actively employed by Italia & Lemp, Inc. and is currently licensed as a provisional 
real estate appraiser with the State of Connecticut. Activities include: gathering market data 
pertaining to subject properties, development of sale and rental comparables, analysis of cash flows, 
and developing market valuations. The following is Mr. Marsele’s licensing information: 
 
           State of Connecticut             Provisional Real Estate Appraiser 
  License No.    RSP.0001897 
  Effective Date    May 1, 2012 
  Expiration Date   April 30, 2013 
 
Mr. Marsele is currently attending Post University in Waterbury, Connecticut in pursuit of a bachelor’s 
degree in business administration with a concentration in finance.  Additionally, prior to joining Italia 
and Lemp, Inc. he worked at Nemeth Appraisals, LLC, a residential appraisal firm.  He has also been 
involved in acquisitions, project budgeting and everyday management of commercial and residential 
real estate developments in the New England area. 
 
Mr. Marsele is also on the board of trustees for the Peter R. Marsele Athletic Trust Fund of Bloomfield, 
CT, a charitable organization which assists athletic youth teams and individuals in financing their sport 
activities. 
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