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  January 24, 2022 

 

       Email:  kevin.nelligan@nelliganlaw.com 

Town of Winchester 

c/o Kevin F. Nelligan, Esq. 

P.O. Box 776 

North Canaan, CT  06018 

       Re: Property Known As 

        The Batcheller School 

        179 Pratt Street 

        Winsted, Connecticut   

            Owner:  Town of Winchester 

Dear Attorney Nelligan: 

 At your request I have examined the above captioned property in order to estimate Market Value. 

 Market Value is defined as "the most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, 

knowledgeably and assuming the price is not affected by undue stimulus."  Implicit in this definition is the 

consummation of a sale as of specified date and the passing of title from seller to buyer under specific 

conditions.  Please see complete definition enclosed. 

 

 Implicit in the definition of Market Value is that good, aggressive, competitive marketing is 

employed and that an adequate amount of time for exposure in the open market is allowed.   

 

 In my opinion, Market Value, as defined, of the property being appraised, assuming that aggressive 

and competitive marketing is employed and adequate exposure time allowed, of the property being 

appraised as of January 12, 2022, was estimated to be: 

 

ONE MILLION, TWO HUNDRED TWENTY-FIVE THOUSAND DOLLARS. 

 

       Respectfully submitted, 
        

 

        

       Robert S. Bartos, SRA  

       CT Certified General Appraiser RCG.0000050 

RSB/mb 

mailto:robbartos@sbcglobal.net
http://www.bartosappraisal.com/
mailto:kevin.nelligan@nelliganlaw.com
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PURPOSE OF APPRAISAL 

 

 The purpose of this appraisal is to estimate Market Value of property located at 179 Pratt Street, in 

the Town of Winchester, City of Winsted, Connecticut, as of January 12, 2022.  As of the date of this 

appraisal, the property being appraised was owned by Town of Winchester. 

 

 

PROPERTY APPRAISED 

 

 All rights inherent in the fee simple estate to 32.19+/- acres of land situated on the easterly side of 

Pratt Street in the Town of Winchester, City of Winsted, Connecticut are appraised.  The property being 

appraised is irregular in shape with two segments of frontage, 865+/- feet plus 60+/-feet, totaling 925+/- 

feet of frontage along the easterly side of Pratt Street.  The land being appraised is improved with a one-

story, 53,252+/- square foot public school building known as the William H. Batcheller Elementary School, 

which was built in 1959 of masonry construction. There are no adverse easements, encroachments or other 

conditions known or reported to the appraiser. 

 

 

INTENDED USER AND USE OF APPRAISAL REPORT 
 

 The client to whom this real estate appraisal report is addressed is the sole intended user.  The 

intended use of this real estate appraisal report is to assist the client in a financial decision pertaining to the 

real property appraised. 

 

 

PRIOR APPRAISAL OR RELATED SERVICES 
 

 Previous appraisal services have not been rendered on this property within the past five years.   

 

 

LOCATION OF THE PROPERTY 

 

 The subject property is located in the south central portion of the City of Winsted, within the Town 

of Winchester.  The northerly portion of this property is located within the city limits of Winsted, while the 

central and southerly portions are south of the city limit, and located within the Town of Winchester.  The 

city and town boundary line runs in a general east-west direction, just a short distance northerly of the north 

end of the school building.  The Batcheller School is located on the easterly side of Pratt Street, 

approximately 800+/- feet southerly of the intersection of Pratt Street and Hurlbut Street.  This property is 

formally addressed as 179 Pratt Street, Winsted, Connecticut. 
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MARKET VALUE - DEFINED 

 

 The most probable price which a property should bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming 

the price is not affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of 

specified date and the passing of title from seller to buyer under conditions whereby: 

 1. buyer and seller are typically motivated; 

 2. both parties are well informed or well advised, and each acting in what he considers his own 

best interest;  

 3. a reasonable time is allowed for exposure in the open market; 

 4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; 

 5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions* granted by anyone associated with the sale. 

 *Adjustments to the comparables must be made for special or creative financing or sales  

concessions.  No adjustments are necessary for those costs which are normally paid by sellers as a result of 

tradition or law in a market area:  these costs are readily identifiable since the seller pays these costs in 

virtually all sales transactions.  Special or creative financing adjustments can be made to the comparable 

property by comparisons to financing terms offered by a third party institutional lender that is not already 

involved in the property or transaction.  Any adjustment should not be calculated on a mechanical dollar for 

dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the 

market's reaction to the financing or concessions based on the appraiser's judgment. 

 

 This definition is intended to conform with Title XI of the Financial Institutions Reform, Recovery, 

and Enforcement Act of 1989 (FIRREA), 12 C.F.R. Part 323, Final Rule effective September 19, 1990. 

References:  FRS  12 CFR 225.62 (f)  FDIC  12 CFR 323.2  (f) 

   OCC  12 CFR 34.42  (f)  OTS  12 CFR 564.2  (f) 

   NCUA  12 CFR 722.2  (f) 

 

 

COVID-19 PANDEMIC 

 

 Commencing in the first quarter of 2020, the COVID-19 pandemic came to the forefront of the world, 

and virtually all activity involving the lives of people, and therefore, influencing all activities, employment, 

business, livelihoods, the list is endless. As we approach nearly two years dealing with the COVID-19 

pandemic and all of the changes that have occurred since its inception, as a valuator of real property, we look 

to see how various market sectors are dealing with and reacting to all the changes attributed to this COVID-

19 pandemic. The role of the real estate appraiser is to see if and how the market responds to the current state 

of affairs in all market sectors based on the presence and continuing threat of the COVID-19 virus, and how it 

impacts value. As of the effective date of this real estate appraisal report, the market data incorporated within 

this appraisal report is the best reflection of how the COVID-19 pandemic influences this particular market 

sector, and that as market responses are indicators of our current market conditions based on the actions of 

market participants, this becomes the best example of the impact of this COVID-19 pandemic to each and 

every particular market sector. This information is then utilized by the appraiser within the appraisal report, as 

are discussions with owners, brokers, real estate professionals, and various publications, which assist the 

appraiser in final decision-making regarding current market activity, price levels, and confidence.  
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SCOPE OF WORK – AN APPRAISAL REPORT 
 

 The term, Scope of Work, means the extent of the process of collecting, confirming and reporting 

data.  Each appraisal assignment, and therefore, each appraisal report, is a separate study unto itself.  The 

appraisal process involves a systematic analysis of the factors that bear upon the value of real estate.  The 

appraisal assignment is first defined, the work is planned, the subject inspected, required data collected, 

analyzed and reconciled to yield a final value estimate.   

 The format of the written appraisal report is either a narrative or a form report.  Based on the 

property characteristics, this is narrative appraisal report. The appraisal is, in essence, a written summary of 

the appraisal process as it relates to the property being appraised.  In addition to the formal written report 

transmitted to the client, a work file is also retained by the appraiser in this office. 

 

ASSUMPTIONS AND LIMITING CONDITIONS 

 

1.  That estimates and opinions furnished by others are considered correct and reasonable, but are not 

guaranteed. 

 

2.  That the title to the property is good and that the property is free and clear of liens and easements, 

except as of record may appear. 

 

3.  That the legal description furnished is correct.   

 

4.  I have made no survey of the property and boundaries are taken from records believed to be reliable.  

The sketches in this report are included only to assist the reader in visualizing the property. 

 

5.  That separate values given the land and improvements in this report must be used together and in their 

entirety when representations are made as to the appraiser's findings. 

 

6.  That there are no hidden or unapparent conditions of the property subsoil or structures which would 

render it more or less valuable.  I assume no responsibility for such conditions or for engineering which 

might be required to discover such factors. 

 

7.  That the valuator reserves the right to restrict publication of his report and then to permit it only in a full 

and complete form. 

 

8.  That the appraiser would not be required to give testimony to appear in court because of having made 

this appraisal, with reference to the property in question, unless arrangements have been previously made 

therefore. 

 

9.  Sources for the definition of Market Value include the FDIC's final rule of FIRREA-12 CFR Part 323.2 

and those referenced beneath the definition.  

 

10.  That there is full compliance with all applicable federal, state and local environmental regulations and 

laws unless nonconformance is stated defined and considered in the appraisal report. 
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ASSUMPTIONS AND LIMITING CONDITIONS - Continued 

 

 

11.  That all applicable zoning and use regulations and restrictions have been complied with, unless the 

nonconformity has been stated, defined and considered in the appraisal report. 

 

12.  That the utilization of the land and improvements is within the boundaries or property lines of the 

property described and that there is no encroachment or trespass unless noted within the report. 

 

13.  That all required licenses, consents or other legislative or administrative authority from any local, state 

or national governmental or private entity or organization have been or can be obtained to renew for any 

use on which the value estimate contained in this report is based. 

 

14.  Neither all nor any part of the contents of this report, or copy thereof, shall be conveyed to the public 

through advertising, public relations, news, sales or any other media without written consent and approval 

of the appraiser.  Nor shall the appraiser, firm or professional organization of which the appraiser is a 

member be identified without written consent of the appraiser. 

 

15.  That the existence of potentially hazardous material used in the construction or maintenance of the 

building, such as the presence of urea-formaldehyde foam insulation, lead, lead base paints, asbestos and/or 

the existence of toxic waste, which may or may not be present on the property, was not observed by the 

appraiser; nor does the appraiser 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 these or 

other potentially hazardous waste material may have an effect on the value of the property.  It is 

recommended that the client retain an expert in this field if desired. Site clean-up is assumed for appraisal 

purposes only.  

 

16.  Should significant or substantial work be required by this municipality and/or the State of Connecticut 

with respect to building and/or fire codes, ADA or other standards, then the dollar amount of mandatory 

construction must be given separate consideration or a revision to this Market Value estimate would have 

to be made.  These items, if applicable, have not been detailed with respect to this property, therefore, 

separate consideration/investigation is recommended. 
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LEGAL DESCRIPTION 

 

 Reference is made to the addenda of this real estate appraisal report in which a Warranty Deed  

transferring ownership interests from Anthony A. Fracasso and Kathleen M. Fracasso to the Town of 

Winchester is found.  This Warranty Deed is recorded in the Land Records of the Town of Winchester, 

Connecticut, in Volume 119, Page 134. This deed states the land area to be 21 acres, more or less, while the 

Town assessment information is based on a total of 32.19 acres of land.  A title search may prove beneficial 

to confirm this 32.19 acre parcel size.   

 

Sales History  

 

 The property being appraised has not been listed for sale nor otherwise transferred within the past 

five years.   

 

 

 

 

ASSESSMENT DATA AND TAX BURDEN 

 

 The property being appraised has the following assessment and annual tax burden for the Grand List 

of October 1, 2020 

 

Land:     $   269,570 

Improvements:     3,068,380 

  Total:   $3,337,950 

 

Mill Rate: 33.54 

 

Annual Tax Burden is then:  $3,337,950  x 33.54 mills = $111,954.84 

 

Remarks:  As this property is owned by the Town of Winchester, no real estate taxes are paid.  The above 

Annual Tax Burden reflects the amount a private owner/entity would pay. 
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ZONING 

 

 

 The property being appraised is located in the TSF Town Single-Family district, which is intended to 

reflect and promote a low-intensity single-family residential development pattern.  In these districts, use and 

density regulations are of primary importance to maintain existing and to promote desired development 

patterns.  Certain uses are permitted, while others require a Special Permit.  All other uses are prohibited.  

Density is controlled by the establishment of a uniform set of setbacks, building coverage, and height 

regulations, which determine the size of a building, and will vary depending on the size of the lot.  The 

natural environment is considered through the establishment of a maximum impervious surface coverage 

ratio.  Please also see the addenda of this real estate appraisal report for a complete description.   

 

Permitted Uses Include: 

Accessory Residential Uses 

Family Day Care Home 

Home Farming 

Single-Family Dwelling 

 

 

Special Exception Uses 

Accessory Apartment  

Affordable Housing 

Bed and Breakfast 

Cemetery 

Club  

Country Inn 

Group day Care Home 

Home Occupation 

Manufactured Home 

Open Space Subdivision 

Public Recreation Facility 

Public Safety Facility 

Public Utility Facility 

Recreation and Entertainment Facility, Outdoor Private 

School 

Two Family Dwelling 

Worship Place 
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ZONING - Continued 

 

 

 

Dimensional Requirements Include: 

 

Accessory Structures: 

Accessory Structures must be no closer than 10 feet from a lot line. 

 

Principal Structures: 

Minimum Front Yard Setback:         25 feet 

Minimum Rear Yard Setback:           25 feet 

Maximum Side Yard Setback:      10 feet 

 

Principal and Accessory Structures: 

Minimum Building Coverage:      25 percent 

Maximum Height:        35 feet 

Maximum Impervious Surface Coverage:    40 percent 

One principal building per lot 

 

 

Remarks: The property being appraised is in conformance with all dimensional requirements in this zone.   
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NEIGHBORHOOD 

 

 

 The subject property is located in the south central portion of the City of Winsted, within the Town 

of Winchester.  The northerly portion of this property is located within the city limits of Winsted, while the 

central and southerly portions are south of the city limit, and located within the Town of Winchester.  The 

city and boundary line runs in a general east-west direction, just a short distance northerly of the northeast 

of the school building.   

 

 Land use along Pratt Street northerly of the property being appraised consists of a predominance of 

single family residential use properties, with some multi-family residences intermixed.  Typically, these 

residential use properties are somewhat older in age and display average maintenance and care. 

 

 Land use along Pratt Street southerly of the property being appraised consists of a few single family 

residences with a predominance of unimproved, wooded land.    

 

Land use along Hurlbut Street northwesterly of the subject property consists of single family 

dwellings, the Holly House Apartments complex, and a commercial flooring establishment.  Westerly of 

the intersection of Hurlbut Street and East Lake Street is one of the town beaches known as Resha Beach.  

Adjoining properties are Highland Lake waterfront single family residences with a few seasonal cottages 

intermixed.  These waterfront properties are typically well maintained and cared for, vary somewhat in 

architectural style, vintage, and overall functional utility.  

 

Further to the west, along Wakefield Boulevard, the land consists of a mixture of single family 

residences, seasonal cottages along Highland Lake, with some unimproved wooded land present.   

  

Incorporated within the addenda of this real estate appraisal report is summary information 

pertaining to socioeconomic and demographic information for the Town of Winchester/City of Winsted. 
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DESCRIPTION OF SITE 

 

 

 The property being appraised is irregular in shape with a total of 925+/- feet of frontage in two 

segments, 865+/- feet and 60+/- feet, along the easterly side of Pratt Street. This property encompasses.  

32.19+/- acres of land, and is situated on the easterly side of Pratt Street in the Town of Winchester, City of 

Winsted, Connecticut.  The land being appraised is improved with a one-story, 53,252+/- square foot public 

school building known as the William H. Batcheller Elementary School, which was built in 1959. 

 

 Topographically, the west central and southwesterly portions of the site rise moderately to 

somewhat steadily upward to the rear or east.  The central interior area, located easterly of the school 

structure, then rises more steadily and steeply upward to the east, and then tends to level or plateau at the 

extreme easterly property line.  The immediate area surrounding the school facilities has been terraced in 

order to maximize the usability of the land.  There is a strip of land located in the extreme northerly corner 

with 60+/- feet of frontage along the easterly side of Pratt Street.  This area provides access to the extreme 

northerly portion of the parcel, and rises moderately upward to the rear or east throughout the westerly 

portion of this area, and then more steadily and steeply upward to the rear or easterly part. 

  

 There is a paved access driveway with open paved parking, which circles in the front or westerly 

side of the school structure.  There is additional open paved parking and building access on the southerly 

side of the main structure, and the paved driveway with open parking spaces then circles around and runs 

behind, or on the easterly side, of the easterly-most or rear building structure leading to the north to the 

playground and recreational area.  Non-paved areas that are not improved with the school structures are 

mostly open lawn areas and playgrounds.  The remainder of the parcel is primarily a steadily rising, 

wooded area, the slopes of which clearly restrict usage.  There are more gently to moderately sloping areas 

in the northwest and southwest portions of the parcel.   

 

 

Soils 

 

 According to the Web Soil Survey, the west central portion of this parcel surrounding the 

improvements consists of a Udorthents-Urban land complex, Map Unit  Symbol 306, being the terraced and 

improved portions of the entire site.  The portion of the land located in the southwest corner consists of a 

Woodbridge fine sandy loam, 3 to 15 percent slopes, extremely stony, identified as Map Unit Symbol 47C; 

and a Paxton and Montauk fine sandy loams, 15 to 35 percent slopes, extremely stony, Map Unit Symbol 

86B.  The central interior portion of this parcel consists of a Canton and Charlton fine sandy loam, 15 to 35 

percent slopes, extremely stony, Map Unit Symbol 62D.  Just easterly of this centrally located Canton and 

Charlton fine sandy loams is a large area of Charlton-Chatfield complex, 15 to 45 percent slopes, extremely 

rocky, encompassing most of the easterly or rear portion of the parcel, which has the steepest grades of this 

site.  The extreme easterly rear portion consists of a Hollis-Chatfield-Rock outcrop complex, 3 to 15 

percent slopes, Map Unit Symbol 75C.  The northwest portion of this parcel consist of a Paxton and 

Montauk fine sandy loams, 8 to 15 percent slopes, very stony, Map Unit Symbol 85C; and the extreme 

northerly portion, being the strip of land fronting along the easterly side of Pratt Street, is a Woodbridge-

Urban Land complex, 0 to 8 percent slopes, Map Unit Symbol 245B. 
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DESCRIPTION OF SITE - Continued 

 

 Utilities serving the site include municipal water, sewer, gas, electricity and telephone.   

 

 According to the Flood Insurance Rate Maps published by the Federal Emergency Management 

Agency for the Town of Winchester, CT, Community Panel No. 090132 0002A, dated July 17, 1978, the 

subject property is located in Zone C. 

 
 

 

DESCRIPTION OF IMPROVEMENTS 

 

 The land being appraised is improved with a one-story, 53,252+/- square foot public school building 

known as the William H. Batcheller Elementary School, which was built in 1959 of masonry construction. 

 

 This school facility has been built as effectively two essential differing levels.  The main front 

portion of the school, being the westerly section, referred to as the lower level, is connected by a corridor 

leading to the easterly portion of the structure referred to as the upper level. These areas are each described 

as follows. 

 

 The lower level has a somewhat centrally located enclosed entry leading into the main corridor 

hallway area with corridors extending to the north, to the south, then through the central portion of the 

lower level, and to the east, eventually connecting with the upper level.  The lower level has 10 separate 

classrooms located in the northerly portion and identified as Classrooms 101 through 110.  Each classroom 

has a sink and small counter space plus a 1-fixture child’s lavatory.  Each classroom has a sloped ceiling 

with I-beam structural rafters, with windows and doors on the outside walls. Just southerly of the main 

entrance are the administrative offices which include an open receptionist’s area, a private principal’s office 

with 2-fixture lavatory and a nurse’s room with a 2-fixture lavatory.  There is a family resource room, two 

2-fixture lavatories, a janitor’s closet, and in the extreme southwest corner is the boiler room.  The 

southcentral portion of the structure includes the kitchen area with storage rooms, a 2-fixture lavatory, and 

provides counter service to the large gymnasium/cafeteria area.  The southerly portion of the lower level 

includes four smaller, private offices, additional mechanicals rooms, two conference rooms, and a 

custodian’s storage room with outside entrance.  Along with the ramped corridor extending to the east, 

there is an air handler/fan room area, a stage currently utilized primarily for storage, and a teachers’ lunch 

room.  

 

 In the upper level or easterly portion of the structure is a centrally located corridor running from 

north to south.  Along the easterly portion of the upper there are a total of 10 separate classrooms, plus a 

large boys’ room and girls’ room.  Along the westerly portion of the upper level, there are six separate 

classrooms, the library/media center with four smaller office rooms, and an art classroom, plus a 2-fixture 

lavatory.   The upper level has elevator service located adjacent to the stairway leading down to the 

connecting corridor. 
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DESCRIPTION OF IMPROVEMENETS - Continued 

 

 

 Interior finish in both the upper and lower levels includes a mixture of painted concrete block and 

brick walls, predominantly vinyl tile floor covering with small areas of carpeting and laminated floor 

covering.  Ceilings are a mixture of ceiling tile with drop ceilings throughout most of the school.  With 

respect to mechanical systems, there are two large oil-fired boilers in the boiler room, which service the air 

handlers for heating of both upper and lower levels.  There is 8,000 gallon inground oil storage tank.   The 

electrical service was reported to be more than adequate for this facility.  Most rooms have fluorescent 

lighting and pipe conduit servicing outlets and switches.  There is a security and fire detection system, and 

a natural gas line serving predominantly the kitchen facilities.   

 

  

 The exterior consists of a mixture of brick veneer and vinyl siding.  This building has a low-pitched 

gable type roof covered with built-up tar and gravel surfacing. There is a 1,556+/- square foot canopy that 

wraps around a portion of the front and southerly sides of the building  

 

 

 In addition, there is a 920+/- square foot detached barn with a full loft providing access on the north 

side with one overhead door and one side-hung conventional entry.  The first floor has a poured concrete 

slab with some drywall interior finishing and consists of a workroom and equipment storage bay.  At the 

rear, there is a stairwell accessing the second floor loft storage area.  This barn has vertical barn board 

exterior siding, a gable roof with asphalt shingles, which are in need of replacement.  This barn displays 

some water damage, and is considered to be in fair to average condition, overall. 

 

 

Remarks:  The school facility is considered to be in comparatively average, somewhat dated, condition, 

overall.  All mechanical systems were reported to be in good, working order.       
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HIGHEST AND BEST USE 

 

 The property being appraised is irregular in shape with two segments of frontage, 865+/- feet plus 

60+/-feet, totaling 925+/- feet of frontage along the easterly side of Pratt Street.  This property encompasses 

32.19+/- acres of land improved with the William H. Batcheller Elementary School, a one-story, 53,252+/- 

square foot public school building built in 1959. 

 

 Topographically, the west central and southwesterly portions of the site rise moderately to 

somewhat steadily upward to the rear or east.  The central interior area, located easterly of the school 

structure, then rises more steadily and steeply upward to the east, and then tends to level or plateau at the 

extreme easterly property line.  The immediate area surrounding the school facilities has been terraced in 

order to maximize the usability of the land.  There is a strip of land located in the extreme northerly corner 

with 60+/- feet of frontage along the easterly side of Pratt Street.  This area provides access to the extreme 

northerly portion of the parcel, and rises moderately upward to the rear or east throughout the westerly 

portion of this area, and then more steadily and steeply upward to the rear or easterly part.  There are 

adequate on-site paved parking areas. Non-paved areas that are not improved with the school structures are 

mostly open lawn areas and playgrounds.  The remainder of the parcel is primarily a steadily rising, 

wooded area, the slopes of which clearly restrict usage.  There are more gently to moderately sloping areas 

in the northwest and southwest portions of the parcel.   

 

 Again, the land being appraised is improved with a one-story, 53,252+/- square foot public school 

building known as the William H. Batcheller Elementary School, which was built in 1959 of masonry 

construction.   This school facility has been built as effectively two essential differing levels.  The main 

front portion of the school, being the westerly section, referred to as the lower level, is connected by a 

corridor leading to the easterly portion of the structure referred to as the upper level.  Interior finish in both 

upper and lower levels includes a mixture of painted concrete block and brick walls, predominantly vinyl 

tile floor covering with small areas of carpeting and laminated floor covering.  Ceilings are a mixture of 

ceiling tile, with drop ceilings throughout most of the school.  The exterior consists of a mixture of brick 

veneer and vinyl siding.  This building has a low-pitched gable type roof covered with built-up tar and 

gravel surfacing. There is a 1,556+/- square foot canopy that wraps around a portion of the front and 

southerly sides of the building.  In addition, there is a 920+/- square foot detached barn with a full loft 

providing access on the north side with one overhead door and one side-hung conventional entry.  The first 

floor has a poured concrete slab with some drywall interior finishing and consists of a workroom and 

equipment storage bay.  At the rear, there is a stairwell accessing the second floor loft storage area.  This 

barn has vertical barn board exterior siding, a gable roof with asphalt shingles, which are in need of 

replacement.    This property is situated in the TSF Town Single-Family district,  which allows for a variety 

of uses.  

  

 The term Highest and Best Use is defined by the Appraisal Institute in “The Dictionary of Real Estate 

Appraisal), Fifth Edition, 2010, on page 93 as follows: 

 

“The reasonable, 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 & Best use must meet are legal permissibility, physical 

possibility, financial feasibility and maximum productivity.” 
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HIGHEST AND BEST USE - Continued 

 

 

 

Legal Permissibility 

 

 Legal permissibility is best determined through an examination of applicable zoning regulations.  It 

also considers private law such as deed restrictions or grants, subdivision regulations or association rules.  

Consideration should also be given to local trends and the town master plan. 

 

 

Physical Possibility 

 

 Physical possibility is analyzed through the physical characteristics of a site that affects its Highest 

and Best Use.  These include size, shape, topography, site accessibility, locally and regionally, and the risk of 

natural disasters. The proportions of width to depth may be important in understanding physical possibility.  

The same is true of the availability or absence of utilities.  

 

 

Highest and Best Use As If Unimproved 

 

 In my opinion, the Highest and Best Use of the property being appraised as if unimproved is for 

development with single family residences in accordance with all town and state regulations, and as 

demanded by the economics of the area.   

 

 

Highest and Best Use As Improved 

 

  In my opinion, the Highest and Best Use of the property being appraised, if not utilized for Town 

of Winchester educational or administrative facilities or similar municipal usage, is for conversion of the 

existing facilities to residential housing, non-municipal educational facilities, or other special purpose 

usages, incompliance with all town and state regulations and as demanded by the economics of the area.   

 



14 

 

 

 

THE APPRAISAL PROCESS 

 

 

 The appraisal process is defined as "a systematic analysis of the factors that bear on the value of real 

estate.  An orderly program by which the problem is defined, the work necessary to solve the problem is 

planned and the data involved are acquired, classified, analyzed and interpreted into an estimate of value". 

 

 

 As noted by the above definition, the first step in the Appraisal Process is to define the problem or  

the subject of the appraisal.  The property being appraised is identified as 179 Pratt Street, Winsted,  

Connecticut. There is a legal description of the land included in this appraisal report.  

 

 

 In addition to the physical identification of the problem, the rights which are appraised must also be 

considered.  All rights inherent in the "fee simple" interest to the land are appraised. 

 

 

 Fee Simple is defined as "an absolute fee; a fee without limitation to any particular class of heirs or 

restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation.  An 

inheritable estate". 

 

 

 The subject property is appraised as of January 12, 2022, and thus, the estimated market value as of 

that specific point in time. The projected marketing time period included in this real estate appraisal report 

is considered, for appraisal purposes, to have occurred. 

 

 

 The value sought in this appraisal report is an estimation of Market Value.  A complete definition of 

Market Value is included in this appraisal report. 

 

 

 Thus far, the problem has been identified, interest and type of value estimated defined and the 

effective date of the value estimate stated. 
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THE APPRAISAL PROCESS - Continued 

 

 

 General data and specific data breakdowns were employed to ensure that the data gathered were 

pertinent to the appraisal problems. 

 

 General and specific data includes such important fundamental information as neighborhood, 

community and regional data, complete market economic analysis, such property specifics as inherent 

rights in the title, site characteristics and features, physical characteristics of improvements and highest and 

best use analysis. 

 

 Additional specific data concerning comparable sales, rental and cost information forms the 

fundamental basis of the three approaches to or indications of market value.  These three approaches to 

value are: 

 

 1. The Sales Comparison Approach 

 2. The Income Approach 

 3. The Cost Approach 

 

 All three approaches to value are based on the Principle of Substitution which is defined as:  "a 

valuation principle that states that a prudent purchaser would pay no more for real property than the cost to 

acquire an equally desirable substitute on the open market.  The Principle of Substitution presumes that the 

purchaser will consider alternatives available to him, that he will act rationally and prudently on the basis 

of his information about those alternatives and that time is not a significant factor". 

 

 The Sales Comparison Approach is the first of three approaches or indications of value used in this 

appraisal report.  This approach is based on the direct analysis of market transactions involving prudent 

buyers and sellers or property considered to be comparable and reasonably substitutable with respect to the 

subject property. 

 

 An informed, potential purchaser exhaustively searches the market analyzing and comparing 

properties currently available for sale.  Rationally and prudently comparing these substitute properties, the 

informed purchaser is considered to be well equipped to make a logical choice which best satisfies his 

needs and desires. 

 

 The market prices of real property paid for and accepted by prudent and informed purchasers and 

sellers represent the value for which the economic good is exchanged.  In the sales comparison approach to 

value estimation, the appraiser attempts to simulate actions of the prudent purchaser, by performing an 

extensive market search for normal, bonafide, arm's length transactions involving properties considered to 

be comparable and reasonably substitutable in relationship with the subject property. 
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THE APPRAISAL PROCESS - Continued 

 

 

 The second approach to be utilized in this appraisal report is the Income Approach.  The Income 

Approach to value is based on the rationale that there is a direct relationship between the income generated 

by a property and its value.  The Income Approach to value consists of methods, techniques and 

mathematical procedures that an appraiser uses to analyze the property's capacity to generate benefits (the 

monetary benefits of income and reversion) and convert these benefits into an indication of present value. 

 

 The Principle of Anticipation is fundamental to the Income Approach.  As value is created by the 

anticipation/expectation of benefits to be derived in the future, value may be defined as the present worth of 

all rights in these future benefits.  All income capitalization methods, techniques and procedures attempt to 

forecast future benefits and estimate their present value. 

 

 The Cost Approach is the third approach to value to be considered in this appraisal report.  The Cost 

Approach, formerly known as the Summation Approach, is based on the estimation of reproduction costs 

new of improvements, less accrued depreciation, all added to estimated land value. 

 

 The Principle of Substitution dictates that the informed purchaser would, as an alternative to 

purchasing an existing property, consider acquiring a comparable site and building a comparable substitute 

structure which would satisfy his needs and desires, assuming no undue time delays are involved.  The 

difference between the cost new of the property and its market value is stated to be accrued depreciation 

from various sources. 

 

 Reproduction cost new of improvements may be estimated by a competent local builder 

experienced in the actual construction of properties similar to the subject.  Also, there are numerous 

published sources of building cost estimates derived and compiled from actual construction completions. 

 

 Accrued depreciation of the improvements is typically estimated by the appraiser and consists of the 

following categories: 

 

 1. Physical Deterioration 

 2. Functional Obsolescence 

 3. External or Locational Obsolescence 

 

 The final procedure in the Appraisal Process is the Reconciliation and Final Value Estimate.  In this 

section a brief summary of the three approaches to value is offered with an explanation of the significance 

of each approach and the reasoning as to why one approach may be given more weight than the others.  The 

end result being the final estimate of market value of the property being appraised. 
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COST APPROACH 

 

 The Cost Approach was not used in this appraisal report due to the age and condition of the 

improvements and the difficulty in accurately estimating reproduction costs new and accrued depreciation.  

The Cost Approach loses validity as an accurate indication of value in direct proportion to the age and 

designed utility of the improvements.  Building new may be a viable alternative to the purchaser of a modern, 

newer commercial or special purpose property but not for an older property. 

 

 Estimates on reproduction costs new of improvements obtained from area builders and published by 

nationally recognized cost estimating services tend to vary somewhat.  Similarly, market derived or extracted 

accrued depreciation estimates, at best, offer a range in annual or percentage amounts of depreciation.  The 

uniqueness of the property being appraised coupled with the limited amount of market transactions regarding 

properties offering reasonably similar utility in comparison with the subject substantially limit the accuracy of 

the estimate of accrued depreciation.  The summation of estimated component parts, estimated costs new less 

estimated accrued depreciation plus estimated land value lessens the accuracy and supportability of the Cost 

Approach as an indication of value. 

 

 

 

INCOME APPROACH 

 

 The Income Approach was not used in this appraisal report as an appropriate indication of value, as an 

insufficient amount of good, reliable data was found.  Property similar to the subject is typically owner-

occupied, thereby limiting the amount of lease information pertinent to this particular type of property.  The 

typical purchaser is buying primarily to satisfy their requirements of commercial space, and secondarily, for 

the added rental income received from other non-owner occupied areas of the property.  Furthermore, market 

extraction of overall rates or discount rates is limited by the number of sales of similar properties and their 

operating income and expense histories. 
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SALES COMPARISON APPROACH 
 

 

 The Sales Comparison Approach is used in this appraisal report.  This approach is based on the 

direct analysis of market transactions involving prudent buyers and sellers or property considered to be 

comparable and reasonably substitutable with respect to the subject property  

 

 An informed, potential purchaser exhaustively searches the market analyzing and comparing 

properties currently available for sale.  Rationally and prudently comparing these substitute properties, the 

informed purchaser is considered to be well equipped to make a logical choice which best satisfies his 

needs and desires. 

 

 The market prices of real property paid for and accepted by prudent and informed purchasers and 

sellers represent the value for which the economic good is exchanged.  In the Sales Comparison Approach 

to value estimation, the appraiser attempts to simulate actions of the prudent purchaser, by performing an 

extensive market search for normal, bonafide, arm’s length transactions involving properties considered to 

be comparable and reasonably substitutable in relationship with the subject property.   

 

Thus, the following sales of special purpose and industrial use properties are utilized on a 

comparative basis as an aid in estimating the Market Value of the property being appraised. The sales 

incorporated in this real estate appraisal report were deemed by the appraiser to be the most appropriate and 

reliable indicators of value available as of the date the appraisal was written.   
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SALES COMPARISON APPROACH - Continued 

 

SALE NUMBER 1 

        51 Gabb Road 

        Bloomfield, Connecticut 

 

Grantor:  New England Jewish Academy   Volume 2092, Page 280   

  

Grantee:  555 Equities LLC     Date:  June 28, 2021 

 

Sale Price:  $2,300,000.       Zoning:  Residential R20 

 

Sale Price per Square Foot of 

 Building to Include Land: $59.46 

 

Land Area:  8.7+/- acres of land 

  

Frontage:  188+/- feet of frontage along the southwesterly side of Gabb Road. 

   

Topography:  This parcel of land is generally level to gently sloping and at street grade. 

 

Building Data:  This mixed use religious/residential special use property consists of two buildings. The 

main building is a 1-story former high school building built of frame and masonry construction in 1974. 

There are stucco exterior walls and a flat roof covered with rolled composite roof cover.  Interior finish 

consists of drywall wall and tile and drop ceiling surfaces with linoleum as finish floor covering, and there 

is a gas-fired forced hot air heating system with central air conditioning. This building also has a 3,230+/- 

square foot overhang/canopy across the front and sides of the building. The first floor encompasses 

15,517+/-square feet, with 17,352+/- square feet on the second story.  Total finished floor area is 36,099+/- 

square feet.  

 

This parcel is also improved with a colonial styled dwelling built of frame construction in 1900.  There is a 

partial basement area encompassing 1,111+/- square feet with a stone and mortar foundation.  Exterior 

walls consist of a mixture of clapboard and board & batten siding, and there is a gable type roof covered 

with asphalt shingles.  Interior finish consists of plastered walls with a mixture of hardwood and carpet as 

finish floor covering.   There is an oil-fired hot water heating system and a covered porch.   This building 

contains 9 room, 4 bedrooms and 1.1 baths, with a total finished floor area of 2,580+/- square feet. There is 

an oil-fired hot air heating system, central air conditioning, a gable type roof covered with asphalt shingles 

and vinyl sided exterior walls. Interior finish consists of plaster and drywall wall and ceiling surfaces with 

wood flooring.   

 

Total combined finished square footage is then 38,679+/- square feet. This property appears to be in 

average+ condition, overall.  

 

Remarks:  No financing was recorded with this transaction.  
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SALES COMPARISON APPROACH - Continued 

 

 

SALE NUMBER 2 

 
 

        20 Clifford Street 

        W/s Maple Avenue 

        Hartford, Connecticut 

 

 

Grantor:  20 Clifford St Aria LLC    Volume 7789, Page 308 

 

Grantee:  Clifford Hartford LLC    Date:  July 2, 2021 

 

Sale Price:  $1,291,638     Zone:  Mixed Use MX2 

 

Sale Price per Square Foot of  

 Building to Include Land:  $21.25 

 

Land Area:  1.79+/- acres of land  

 

Frontage:  447+/- feet of frontage along the northerly side of Clifford Street; plus 

       168+/- feet of frontage along the westerly side of Maple Avenue 

 

Topography:  This lot is generally level and at street grade.  

 

Building Data:   Built in 1939 of masonry construction, this 3-story special purpose/school facility 

encompasses a total finished floor area of 60,786+/- square feet.  Exterior walls are brick and concrete 

block.  There is a flat roof with tar and gravel surfacing. Interior finish consists predominantly of plaster 

walls and ceilings with some drywall present.  Finished floor covering is a mixture of wall to wall carpeting 

and vinyl tile.  There is a gas-fired hot water heating system and some open paved on-site parking. The 

overall condition of this property is considered to be average/dated.   

 

Remarks:   No financing was recorded with this transfer.   
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SALES COMPARISON APPROACH - Continued 

 

 

SALE NUMBER 3 

 

        2279 Mount Vernon Road 

        S/s Welch Road 

        Southington, Connecticut 

 

Grantor:  Briarwood Real Estate LLC   Volume 1524, Page 700 

 

Grantee:  PGX Holdings LLC    Date:  May 18, 2021 

  

Sale Price:  $3,500,000.       Zoning:  Residential R40 

 

Sale Price per Square Foot of 

 Building to Include Land: $33.50 

 

Land Area:  32.75+/- acres of land 

  

Frontage:  1,547.32+/- feet of frontage along the easterly side of Mount Vernon Road; plus 

          554.48+/- feet of frontage along the southerly side of Welch Road. 

 

Topography:  This parcel of land is generally level, at street grade and then slopes down to the rear or east.    

 

Building Data:  This property, formerly the  Briarwood College campus, consists of seven separate 

buildings constructed between 1967 and 2008, to include a 16,029+/- square foot, 3-story dormitory 

building and a 1-story service/storage garage encompassing 2,200+/- square feet of floor area.  The 

remaining five structures are educational use buildings, and include classrooms, lecture halls/auditoriums 

laboratories, and instructor and staff support offices.  Total combined square footage is 104,486+/- square 

feet.  The exterior of these buildings consist of brick veneer with some vinyl siding for exterior wall 

surfaces, typically gable roofs with asphalt shingle roof cover, and drywall interior wall and ceiling 

surfaces.  All buildings, with the exception of the service/storage garage, have forced hot air heating 

systems with central air conditioning. There is ample, on-site paved parking. The overall condition of these 

former college campus buildings is considered to be average+.   

 

Remarks:  This property was vacant at the time of this transfer.  Conventional financing was secured 

through the G2 Funding in the amount of $2,800,000.  
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SALES COMPARISON APPROACH - Continued 

 

 

SALE NUMBER 4 

 

 

 

 

        24 Leggett Street 

        S/s Goodwin Street 

        East Hartford, Connecticut 

 

Grantor:  Anointed Tabernacle of Jesus Christ  Volume 3872, Page 283 

 

Grantee:  Living Word Empowerment Ministries  Date:  December 23, 2019 

 

Sale Price:  $775,000.00     Zone:  Industrial I2 

 

Sale Price per Square Foot of 

 Total Building to Include Land:  $15.22  

 

Land Area:    4.48+/-acres of land 

 

Frontage:  548.99+/-feet of frontage along the easterly side of Leggett Street; plus 

          57.24+/- feet of frontage along the southerly side of Goodwin Street. 
      

Topography:  This parcel of land is generally level to very gently sloping and at street grade. 

 

Building Data:  The land is improved with a one-story religious use building built of masonry 

construction in 1957.  The building encompasses a total finished floor area of 50,919+/-square feet.  This 

religious use facility has concrete block exterior walls and a flat roof .  Interior finished consists of painted 

concrete block walls and a concrete floor.   There is a gas-fired hot air heating system and partial air 

conditioning.   This property has ample, open, on-site paved parking a partial chain link fence, and a 120+/- 

square foot storage shed.  This property is considered to be in average/dated condition, overall.   

 

Remarks:  Conventional financing in the amount of $542,500 was secured through Webster Bank. 
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SALES COMPARISON APPROACH - Continued 

 

 

SALE NUMBER 5 

 

        120 Colebrook River Road 

        CT Route 8 

        Winsted, Connecticut 

 

Grantor:  PCNK LLC      Volume: 448, Page 954 

 

Grantee:  118-120 Colebrook River Road LLC  Sale Date:  October 9, 2019 

 

Sale Price:   $1,100,000      Zone:  Industrial PI Production and Innovation 

    

 

Sale Price per Square Foot of 

 Building to Include Land:  $12.48 

 

Land Area:  14.59+/- acre of land 

 

Frontage:  1,298.91+/- feet of frontage along the easterly side of Colebrook River Road, CT Route 8. 

      

Topography:  The land is reasonably level and at street grade.  Approximately 50% or more of this parcel is 

in a flood hazard zone, as this parcel is abutted by the Still River along the easterly property line.   

 

Building Data:  This 12-unit, multi-tenanted industrial building was built of pre-engineered steel construction 

on a poured concrete slab foundation in 1967, and encompasses 88,168+/- square feet of floor area.  This 

former factory building has pre-finished metal exterior walls with a low-pitched gable type roof with metal 

roof cover.  Interior finish is minimal.  This building has an unfinished mezzanine area encompassing 

6,460+/- square feet, wet sprinkler system, and a forced hot air heating system with some air conditioning.  

There is ample on-site paved parking, with outdoor lighting.  This building is considered to be in fair to 

average condition, overall.   

 

Remarks:  Conventional financing in the amount of $720,000 was secured through the Thomaston Savings 

Bank.   
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SALES COMPARISON APPROACH - Continued 

Sales Analysis 

 

 

 Sale Number 1 transferred in June 2021 and no significant adjustment for date of sale, changing 

market conditions is indicated by the marketplace.  This location on Gabb Road in Bloomfield is considered 

to be superior to that of the subject with respect to locational characteristics and for superior zoning allowing 

a greater density of development, and is adjusted downward accordingly.  The land involved with this transfer 

is smaller in size, but superior with respect to overall land characteristics and usability, and is adjusted 

accordingly. This sale is inferior to the subject with respect to road frontage and accessibility and is adjusted 

upward.  The improvements to the land are typically newer in age and renovated, plus superior in quality of 

construction and design, all indicating downward adjustments to the unit price.  The improvements to the land 

are smaller in size, indicating a downward adjustment to the unit price, as typically, smaller properties 

transfer on a higher per unit basis.  This property is superior with respect to overall condition, and is adjusted 

downward.   This property is superior with respect to basement facilities and is adjusted downward.  This 

property is slightly inferior to the subject with respect to accessory improvements and adjusted upward. 

 

 

 Sale Number 2 transferred in July 2021, and no adjustment for date of sale, changing market 

conditions is indicated by the marketplace.  This property on Clifford Street in Hartford is considered to be 

inferior overall with respect to locational characteristics, but somewhat superior to the subject with respect to 

zoning and potential usage.  An overall upward adjustment has been applied.  This property is inferior with 

respect to overall land characteristics and is adjusted upward accordingly.   The improvements to the land are 

just slightly larger in size; no adjustment for size differential is indicated on a unit price basis, as these 

facilities are comparatively equal overall.  This property is considered to be similar with respect to overall 

condition, but slightly inferior with respect to accessory improvements and is adjusted upward accordingly.     

 

 

 Sale Number 3 occurred in May 2021, and no significant adjustment for date of sale, changing market 

conditions is indicated by the marketplace.   This property, formerly the Briarwood College campus, on 

Mount Vernon Road in Southington is considered to be superior with respect to overall locational 

characteristics and is adjusted downward accordingly.  The parcel of land involved with this transfer is similar 

in size, but superior in overall land characteristics, to include frontage and accessibility and is adjusted 

downward accordingly.  Total building area is significantly larger in comparison with that of the subject, 

indicating an upward adjustment, as typically larger buildings transfer on a lower per unit basis.  This 

property is superior with respect to overall basement facilities and a downward adjustment has been applied.  

The overall condition of the improvements is superior in comparison with those of the subject and is adjusted 

downward accordingly.  This property is superior to the subject with respect to accessory improvements and 

an additional downward adjustment is necessary.   
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SALES COMPARISON APPROACH - Continued 

 

Sales Analysis - Continued 

 

 

 Sale Number 4 occurred in December 2019 and no significant adjustment for changing market 

conditions or date of sale is indicated by the marketplace.  This property, located on Leggett Street in East 

Hartford, is considered to be inferior in comparison with that of the subject, and while zoning allows greater 

use potential, an overall upward adjustment has been applied.    The land involved with this transaction is 

inferior in overall size and is adjusted upward accordingly.  This parcel is considered to be reasonably similar 

with respect to road frontage, proportionate with size, indicating no significant adjustment.  These 

improvements are reasonably similar overall with respect to size on a unit price basis, indicating no 

significant adjustment.  An upward adjustment has been applied for inferior accessory improvements.   

 

 

 Sale Number 5 transferred in October 2019 and no adjustment for date of sale, changing market 

conditions is indicated by the marketplace.  This property is considered to be similar overall with respect to 

locational characteristics, and somewhat superior with respect to permitted use potential, and an overall 

downward adjustment has been applied.  While this parcel contains 14.59+/- acres of land, approximately 

50% or more is in a flood hazard zone, as this parcel is abutted by the Still River along the easterly property 

line.  An overall upward adjustment has been applied for land characteristics.  This property is superior to the 

subject with respect to road frontage and is adjusted downward.  This property is inferior with respect to 

overall quality of construction, design/appeal, and overall condition, both indicating upward adjustments to 

the unit price.  This facility is larger in size and is adjusted upward, as typically larger properties transfer on a 

lower per unit basis.   

 

 

The following sales comparison grid has been prepared for illustrative purposes as an aid to assist the 

reader. While the sales comparison grid utilizes numerical adjustments, these are qualitative adjustments not 

quantitative adjustments, due both to the very limited sales data and uniqueness of the characteristics of the 

subject and sale properties incorporated in the real estate appraisal report. Adjusted sale price per square foot 

of building to include land ranges from $17.66 to $27.80 per square foot. 

 

While the property being appraised consists of a parcel of land totaling 32.19+/- acres, use potential 

of this parcel is significantly restricted by severity of grade/steadily and steeply sloping land.  To assist the 

appraiser in estimating the overall contribution of value made by this effectively rear, steadily sloping land 

with significant areas having a shallow depth to bedrock, the following sales on file in this office were 

reviewed by this appraiser.   
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SALES COMPARISON APPROACH - Continued 

 

Sales Analysis - Continued 

 

 

Briefly summarized, these sales include the following : 

A parcel of land known as Highland Park, located just northerly of the property being appraised on 

the east side of Bridge Street, selling in July 2021 for $75,000.00; price per acre was $1,786 for 42+/- acres 

of land with very similar topographical features and restrictions.   

A parcel of land located at 139 Newfield Road in Winchester sold in November 2021 for 

$90,000.00; reflecting a unit price of $4,639 per acre for 19.4+/- acres of land.  This parcel has superior 

topographical features, was previously an approved buildable homesite, but has accessibility 

characteristics.  

An 18.10+/- acre parcel of land located at 493A North Main Street in Winsted sold for $25,000 

April 9, 2021.  This parcel is accessed by a right of way connecting the main parcel with CT Route 8, North 

Main Street. On a unit price basis, this rear parcel sold for $1,382 per acre.   

 

 Having analyzed these and other sales of special purpose and industrial use properties on file in this 

appraisal office and giving due consideration to such factors as date of sale, location, zoning and use 

potential, land area and site characteristics, road frontage and exposure, on-site parking, for building size, age, 

renovation and condition, mechanical systems, basement facilities, accessory improvements and for other 

factors which tend to influence market prices, the indicated unit price of the property being appraised is 

$23.00 per square foot of building to include land.   

 

Then, 53,252+/- square feet x $23.00 per square foot of building to include land = $1,224,796 

 

 

Value Indicated By Sales Comparison Approach, rounded: $1,225,000.00 

 







29 

 

 

RECONCILIATION AND FINAL VALUE ESTIMATE 

 

 

Value Indicated by Cost Approach      Not Appropriate 

 
Value Indicated by Income Approach      Not Appropriate 

   

Value Indicated by Sales Comparison Approach:    $1,225,000.00 

 

 

 The Cost Approach was not used in this appraisal report due to the age of the improvements and the 

difficulty in estimating the replacement costs of the improvements, accrued depreciation and estimating land 

value.  The Cost Approach loses validity as an accurate indication of value in direct proportion to the age and 

designed utility of the improvements.  The summation of estimated component parts, estimated costs new less 

accrued depreciation plus estimated land value lessens the accuracy and supportability of the Cost Approach 

as an accurate indication of value. 

 

 The Income Approach was not used in this appraisal report as an appropriate indication of value, as an 

insufficient amount of good, reliable data was found.  Property similar to the subject is typically owner-

occupied, thereby limiting the amount of lease information pertinent to this particular type of property.  The 

typical purchaser is buying primarily to satisfy their requirements of usable space, and secondarily, for the 

added rental income received from other non-owner occupied areas of the property.  Furthermore, market 

extraction of overall rates or discount rates is limited by the number of sales of similar properties and their 

operating income and expense histories. 

 

 The Sales Comparison Approach was utilized in this appraisal report as an indication of Market 

Value.  This approach or methodology to value incorporates actual market transactions of properties 

considered to be reasonably similar to and intending to replace or substitute the overall functional utility of 

the property appraised.  These sales are analyzed and adjusted for such dissimilar elements of comparison as 

dates of sale, locations, site characteristics, building characteristics and other factors influencing value.  The 

strength and reliability of the Sales Comparison Approach is directly proportionate with the quality and 

quantity of the comparable sales data. 

 

 

Marketing Period 

 

 Implicit in the definition of Market Value is that good, aggressive, professional marketing is 

employed and that an adequate amount of time for exposure in the open market is allowed. 

 
 

Therefore, it is the opinion of the appraiser that the required marketing time period for the property 

appraised is 12-24+ months, assuming good, aggressive, professional marketing is employed.   
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RECONCILIATION AND FINAL VALUE ESTIMATE - Continued 

 

Marketing Period - Continued 
 

 

 

 

Exposure time is defined as the "estimated length of time that the property interest being appraised 

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

the effective date of the appraisal."    Exposure time is a retrospective opinion based on an analysis of past 

events assuming a competitive and open market. Reasonable exposure time for this property is estimated to 

be 12-24+ months.  

 

 In my opinion, Market Value, as defined, of the property being appraised, assuming that aggressive 

and competitive marketing is employed and adequate exposure time allowed, as of January 12, 2022, was 

estimated to be: 

 

ONE MILLION, TWO HUNDRED TWENTY-FIVE THOUSAND DOLLARS. 
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A D D E N D A 

 

 

 

 

















 Page   1 of   10 
 
 
    Soil Potential Ratings of Subsurface Sewage Disposal Systems for Single Family Residences 
 
    The purpose of this document is to update and expand the interpretations in the soil 
    survey report for subsurface sewage disposal systems. These updated interpretations 
    are in the form of soil potentials, which are interpretive ratings that stress soil suitability. 
    Soil potential ratings are classes that indicate the relative quality of a soil for a particular use 
    compared to other soils in a given area, in this case the state of Connecticut. 
 
    For more information on the soil potential ratings goto www.ct.nrcs.usda.gov/soils.html. 
 
    Soil Potential Ratings by Map Unit: 
 
    ____________________________________________________________________________________________________ 
    |       |                                                                 |                         | 
    | Map   |                          Mapunit name                           |  Soil potential rating  | 
    |symbol |                                                                 |                         | 
    |_______|_________________________________________________________________|_________________________| 
    |       |                                                                 |                         | 
    | 2     | Ridgebury fine sandy loam                                       | Extremely low potential | 
    | 3     | Ridgebury, Leicester, and Whitman soils, extremely stony        | Extremely low potential | 
    | 4     | Leicester fine sandy loam                                       | Extremely low potential | 
    | 5     | Wilbraham silt loam                                             | Extremely low potential | 
    | 6     | Wilbraham and Menlo soils, extremely stony                      | Extremely low potential | 
    | 7     | Mudgepond silt loam                                             | Extremely low potential | 
    | 8     | Mudgepond and Alden soils, extremely stony                      | Extremely low potential | 
    | 9     | Scitico, Shaker, and Maybid soils                               | Extremely low potential | 
    | 10    | Raynham silt loam                                               | Extremely low potential | 
    | 12    | Raypol silt loam                                                | Extremely low potential | 
    | 13    | Walpole sandy loam                                              | Extremely low potential | 
    | 14    | Fredon silt loam                                                | Extremely low potential | 
    | 15    | Scarboro muck                                                   | Extremely low potential | 
    | 16    | Halsey silt loam                                                | Extremely low potential | 
    | 17    | Timakwa and Natchaug soils                                      | Extremely low potential | 
    | 18    | Catden and Freetown soils                                       | Extremely low potential | 
    | 20A   | Ellington silt loam, 0 to 5 percent slopes                      | Low potential           | 
    | 21A   | Ninigret and Tisbury soils, 0 to 5 percent slopes               | Low potential           | 
    | 22A   | Hero gravelly loam, 0 to 3 percent slopes                       | Low potential           | 
    | 22B   | Hero gravelly loam, 3 to 8 percent slopes                       | Low potential           | 
    | 23A   | Sudbury sandy loam, 0 to 5 percent slopes                       | Low potential           | 
    | 24A   | Deerfield loamy fine sand, 0 to 3 percent slopes                | Low potential           | 
    | 25A   | Brancroft silt loam, 0 to 3 percent slopes                      | Low potential           | 
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    | 25B   | Brancroft silt loam, 3 to 8 percent slopes                      | Low potential           | 
    | 25C   | Brancroft silt loam, 8 to 15 percent slopes                     | Low potential           | 
    | 26A   | Berlin silt loam, 0 to 3 percent slopes                         | Low potential           | 
    | 26B   | Berlin silt loam, 3 to 8 percent slopes                         | Low potential           | 
    | 27A   | Belgrade silt loam, 0 to 5 percent slopes                       | Low potential           | 
    | 28A   | Elmridge fine sandy loam, 0 to 3 percent slopes                 | Low potential           | 
    | 28B   | Elmridge fine sandy loam, 3 to 8 percent slopes                 | Low potential           | 
    | 29A   | Agawam fine sandy loam, 0 to 3 percent slopes                   | High potential          | 
    | 29B   | Agawam fine sandy loam, 3 to 8 percent slopes                   | High potential          | 
    | 29C   | Agawam fine sandy loam, 8 to 15 percent slopes                  | High potential          | 
    | 30A   | Branford silt loam, 0 to 3 percent slopes                       | High potential          | 
    | 30B   | Branford silt loam, 3 to 8 percent slopes                       | High potential          | 
    | 30C   | Branford silt loam, 8 to 15 percent slopes                      | High potential          | 
    | 31A   | Copake fine sandy loam, 0 to 3 percent slopes                   | Low potential           | 
    | 31B   | Copake fine sandy loam, 3 to 8 percent slopes                   | Low potential           | 
    | 31C   | Copake gravelly loam, 8 to 15 percent slopes                    | Low potential           | 
    | 32A   | Haven and Enfield soils, 0 to 3 percent slopes                  | High potential          | 
    | 32B   | Haven and Enfield soils, 3 to 8 percent slopes                  | High potential          | 
    | 32C   | Haven and Enfield soils, 8 to 15 percent slopes                 | High potential          | 
    | 33A   | Hartford sandy loam, 0 to 3 percent slopes                      | High potential          | 
    | 33B   | Hartford sandy loam, 3 to 8 percent slopes                      | High potential          | 
    | 34A   | Merrimac sandy loam, 0 to 3 percent slopes                      | High potential          | 
    | 34B   | Merrimac sandy loam, 3 to 8 percent slopes                      | High potential          | 
    | 34C   | Merrimac sandy loam, 8 to 15 percent slopes                     | High potential          | 
    | 35A   | Penwood loamy sand, 0 to 3 percent slopes                       | Low potential           | 
    | 35B   | Penwood loamy sand, 3 to 8 percent slopes                       | Low potential           | 
    | 36A   | Windsor loamy sand, 0 to 3 percent slopes                       | Low potential           | 
    | 36B   | Windsor loamy sand, 3 to 8 percent slopes                       | Low potential           | 
    | 36C   | Windsor loamy sand, 8 to 15 percent slopes                      | Low potential           | 
    | 37A   | Manchester gravelly sandy loam, 0 to 3 percent slopes           | Low potential           | 
    | 37C   | Manchester gravelly sandy loam, 3 to 15 percent slopes          | Low potential           | 
    | 37E   | Manchester gravelly sandy loam, 15 to 45 percent slopes         | Low potential           | 
    | 38A   | Hinckley gravelly sandy loam, 0 to 3 percent slopes             | Low potential           | 
    | 38C   | Hinckley gravelly sandy loam, 3 to 15 percent slopes            | Low potential           | 
    | 38E   | Hinckley gravelly sandy loam, 15 to 45 percent slopes           | Low potential           | 
    | 39A   | Groton gravelly sandy loam, 0 to 3 percent slopes               | Low potential           | 
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    | 39C   | Groton gravelly sandy loam, 3 to 15 percent slopes              | Low potential           | 
    | 39E   | Groton gravelly sandy loam, 15 to 45 percent slopes             | Low potential           | 
    | 40A   | Ludlow silt loam, 0 to 3 percent slopes                         | Low potential           | 
    | 40B   | Ludlow silt loam, 3 to 8 percent slopes                         | Low potential           | 
    | 41B   | Ludlow silt loam, 2 to 8 percent slopes, very stony             | Low potential           | 
    | 42C   | Ludlow silt loam, 2 to 15 percent slopes, extremely stony       | Low potential           | 
    | 43A   | Rainbow silt loam, 0 to 3 percent slopes                        | Low potential           | 
    | 43B   | Rainbow silt loam, 3 to 8 percent slopes                        | Low potential           | 
    | 44B   | Rainbow silt loam, 2 to 8 percent slopes, very stony            | Low potential           | 
    | 45A   | Woodbridge fine sandy loam, 0 to 3 percent slopes               | Low potential           | 
    | 45B   | Woodbridge fine sandy loam, 3 to 8 percent slopes               | Low potential           | 
    | 45C   | Woodbridge fine sandy loam, 8 to 15 percent slopes              | Low potential           | 
    | 46B   | Woodbridge fine sandy loam, 2 to 8 percent slopes, very stony   | Low potential           | 
    | 46C   | Woodbridge fine sandy loam, 8 to 15 percent slopes, very stony  | Low potential           | 
    | 47C   | Woodbridge fine sandy loam, 2 to 15 percent slopes, extremely   | Low potential           | 
    |       | stony                                                           |                         | 
    | 48B   | Georgia and Amenia silt loams, 2 to 8 percent slopes            | Low potential           | 
    | 48C   | Georgia and Amenia silt loams, 8 to 15 percent slopes           | Low potential           | 
    | 49B   | Georgia and Amenia silt loams, 3 to 8 percent slopes, very stony| Low potential           | 
    | 49C   | Georgia and Amenia silt loams, 8 to 15 percent slopes, very     | Low potential           | 
    |       | stony                                                           |                         | 
    | 50A   | Sutton fine sandy loam, 0 to 3 percent slopes                   | Low potential           | 
    | 50B   | Sutton fine sandy loam, 3 to 8 percent slopes                   | Low potential           | 
    | 51B   | Sutton fine sandy loam, 2 to 8 percent slopes, very stony       | Low potential           | 
    | 52C   | Sutton fine sandy loam, 2 to 15 percent slopes, extremely stony | Low potential           | 
    | 53A   | Wapping very fine sandy loam, 0 to 3 percent slopes             | Low potential           | 
    | 53B   | Wapping very fine sandy loam, 3 to 8 percent slopes             | Low potential           | 
    | 54B   | Wapping very fine sandy loam, 2 to 8 percent slopes, very stony | Low potential           | 
    | 55A   | Watchaug fine sandy loam, 0 to 3 percent slopes                 | Low potential           | 
    | 55B   | Watchaug fine sandy loam, 3 to 8 percent slopes                 | Low potential           | 
    | 56B   | Watchaug fine sandy loam, 2 to 8 percent slopes, very stony     | Low potential           | 
    | 57B   | Gloucester gravelly sandy loam, 3 to 8 percent slopes           | High potential          | 
    | 57C   | Gloucester gravelly sandy loam, 8 to 15 percent slopes          | High potential          | 
    | 57D   | Gloucester gravelly sandy loam, 15 to 25 percent slopes         | High potential          | 
    | 58B   | Gloucester gravelly sandy loam, 3 to 8 percent slopes, very     | High potential          | 
    |       | stony                                                           |                         | 
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    | 58C   | Gloucester gravelly sandy loam, 8 to 15 percent slopes, very    | High potential          | 
    |       | stony                                                           |                         | 
    | 59C   | Gloucester gravelly sandy loam, 3 to 15 percent slopes,         | High potential          | 
    |       | extremely stony                                                 |                         | 
    | 59D   | Gloucester gravelly sandy loam, 15 to 35 percent slopes,        | Medium potential        | 
    |       | extremely stony                                                 |                         | 
    | 60B   | Canton and Charlton soils, 3 to 8 percent slopes                | High potential          | 
    | 60C   | Canton and Charlton soils, 8 to 15 percent slopes               | High potential          | 
    | 60D   | Canton and Charlton soils, 15 to 25 percent slopes              | High potential          | 
    | 61B   | Canton and Charlton soils, 3 to 8 percent slopes, very stony    | High potential          | 
    | 61C   | Canton and Charlton soils, 8 to 15 percent slopes, very stony   | High potential          | 
    | 62C   | Canton and Charlton soils, 3 to 15 percent slopes, extremely    | High potential          | 
    |       | stony                                                           |                         | 
    | 62D   | Canton and Charlton soils, 15 to 35 percent slopes, extremely   | Medium potential        | 
    |       | stony                                                           |                         | 
    | 63B   | Cheshire fine sandy loam, 3 to 8 percent slopes                 | High potential          | 
    | 63C   | Cheshire fine sandy loam, 8 to 15 percent slopes                | High potential          | 
    | 63D   | Cheshire fine sandy loam, 15 to 25 percent slopes               | High potential          | 
    | 64B   | Cheshire fine sandy loam, 3 to 8 percent slopes, very stony     | High potential          | 
    | 64C   | Cheshire fine sandy loam, 8 to 15 percent slopes, very stony    | High potential          | 
    | 65C   | Cheshire fine sandy loam, 3 to 15 percent slopes, extremely     | High potential          | 
    |       | stony                                                           |                         | 
    | 65D   | Cheshire fine sandy loam, 15 to 35 percent slopes, extremely    | Medium potential        | 
    |       | stony                                                           |                         | 
    | 66B   | Narragansett silt loam, 2 to 8 percent slopes                   | High potential          | 
    | 66C   | Narragansett silt loam, 8 to 15 percent slopes                  | High potential          | 
    | 67B   | Narragansett silt loam, 3 to 8 percent slopes, very stony       | High potential          | 
    | 67C   | Narragansett silt loam, 8 to 15 percent slopes, very stony      | High potential          | 
    | 68C   | Narragansett silt loam, 3 to 15 percent slopes, extremely stony | High potential          | 
    | 68D   | Narragansett silt loam, 15 to 25 percent slopes, extremely stony| High potential          | 
    | 69B   | Yalesville fine sandy loam, 3 to 8 percent slopes               | Very low potential      | 
    | 69C   | Yalesville fine sandy loam, 8 to 15 percent slopes              | Very low potential      | 
    | 70C   | Branford-Holyoke complex, 3 to 15 percent slopes, very rocky    | Low potential           | 
    | 71C   | Brookfield-Brimfield-Rock outcrop complex, 3 to 15 percent      | Low potential           | 
    |       |slopes                                                           |                         | 
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    | 71E   | Brookfield-Brimfield-Rock outcrop complex, 15 to 45 percent     | Low potential           | 
    |       | slopes                                                          |                         | 
    | 73C   | Charlton-Chatfield complex, 3 to 15 percent slopes, very rocky  | Low potential           | 
    | 73E   | Charlton-Chatfield complex, 15 to 45 percent slopes, very rocky | Low potential           | 
    | 74C   | Narragansett-Hollis complex, 3 to 15 percent slopes, very rocky | Low potential           | 
    | 75C   | Hollis-Chatfield-Rock outcrop complex, 3 to 15 percent slopes   | Very low potential      | 
    | 75E   | Hollis-Chatfield-Rock outcrop complex, 15 to 45 percent slopes  | Very low potential      | 
    | 76E   | Rock outcrop-Hollis complex, 3 to 45 percent slopes             | Extremely low potential | 
    | 76F   | Rock outcrop-Hollis complex, 45 to 60 percent slopes            | Extremely low potential | 
    | 77C   | Cheshire-Holyoke complex, 3 to 15 percent slopes, very rocky    | Low potential           | 
    | 77D   | Cheshire-Holyoke complex, 15 to 35 percent slopes, very rocky   | Low potential           | 
    | 78C   | Holyoke-Rock outcrop complex, 3 to 15 percent slopes            | Very low potential      | 
    | 78E   | Holyoke-Rock outcrop complex, 15 to 45 percent slopes           | Very low potential      | 
    | 79E   | Rock outcrop-Holyoke complex, 3 to 45 percent slopes            | Extremely low potential | 
    | 80B   | Bernardston silt loam, 3 to 8 percent slopes                    | Medium potential        | 
    | 80C   | Bernardston silt loam, 8 to 15 percent slopes                   | Medium potential        | 
    | 81C   | Bernardston silt loam, 3 to 15 percent slopes, extremely stony  | Medium potential        | 
    | 81D   | Bernardston silt loam, 15 to 25 percent slopes, extremely stony | Medium potential        | 
    | 82B   | Broadbrook silt loam, 3 to 8 percent slopes                     | Medium potential        | 
    | 82C   | Broadbrook silt loam, 8 to 15 percent slopes                    | Medium potential        | 
    | 82D   | Broadbrook silt loam, 15 to 25 percent slopes                   | Medium potential        | 
    | 83B   | Broadbrook silt loam, 3 to 8 percent slopes, very stony         | Medium potential        | 
    | 83C   | Broadbrook silt loam, 8 to 15 percent slopes, very stony        | Medium potential        | 
    | 84B   | Paxton and Montauk fine sandy loams, 3 to 8 percent slopes      | Medium potential        | 
    | 84C   | Paxton and Montauk fine sandy loams, 8 to 15 percent slopes     | Medium potential        | 
    | 84D   | Paxton and Montauk fine sandy loams, 15 to 25 percent slopes    | Medium potential        | 
    | 85B   | Paxton and Montauk fine sandy loams, 3 to 8 percent slopes, very| Medium potential        | 
    |       | stony                                                           |                         | 
    | 85C   | Paxton and Montauk fine sandy loams, 8 to 15 percent slopes,    | Medium potential        | 
    |       | very stony                                                      |                         | 
    | 86C   | Paxton and Montauk fine sandy loams, 3 to 15 percent slopes,    | Medium potential        | 
    |       | extremely stony                                                 |                         | 
    | 86D   | Paxton and Montauk fine sandy loams, 15 to 35 percent slopes,   | Medium potential        | 
    |       | extremely stony                                                 |                         | 
    | 87B   | Wethersfield loam, 3 to 8 percent slopes                        | Medium potential        | 
    | 87C   | Wethersfield loam, 8 to 15 percent slopes                       | Medium potential        | 
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    | 87D   | Wethersfield loam, 15 to 25 percent slopes                      | Medium potential        | 
    | 88B   | Wethersfield loam, 3 to 8 percent slopes, very stony            | Medium potential        | 
    | 88C   | Wethersfield loam, 8 to 15 percent slopes, very stony           | Medium potential        | 
    | 89C   | Wethersfield loam, 3 to 15 percent slopes, extremely stony      | Medium potential        | 
    | 89D   | Wethersfield loam, 15 to 35 percent slopes, extremely stony     | Medium potential        | 
    | 90B   | Stockbridge loam, 3 to 8 percent slopes                         | Medium potential        | 
    | 90C   | Stockbridge loam, 8 to 15 percent slopes                        | Medium potential        | 
    | 90D   | Stockbridge loam, 15 to 25 percent slopes                       | Medium potential        | 
    | 91B   | Stockbridge loam, 3 to 8 percent slopes, very stony             | Medium potential        | 
    | 91C   | Stockbridge loam, 8 to 15 percent slopes, very stony            | Medium potential        | 
    | 91D   | Stockbridge loam, 15 to 35 percent slopes, very stony           | Medium potential        | 
    | 92B   | Nellis fine sandy loam, 3 to 8 percent slopes                   | High potential          | 
    | 92C   | Nellis fine sandy loam, 8 to 15 percent slopes                  | High potential          | 
    | 92D   | Nellis fine sandy loam, 15 to 25 percent slopes                 | High potential          | 
    | 93C   | Nellis fine sandy loam, 3 to 15 percent slopes, very stony      | High potential          | 
    | 94C   | Farmington-Nellis complex, 3 to 15 percent slopes, very rocky   | Low potential           | 
    | 94E   | Farmington-Nellis complex, 15 to 35 percent slopes, very rocky  | Low potential           | 
    | 95C   | Farmington-Rock outcrop complex, 3 to 15 percent slopes         | Very low potential      | 
    | 95E   | Farmington-Rock outcrop complex, 15 to 45 percent slopes        | Very low potential      | 
    | 96    | Ipswich mucky peat                                              | Extremely low potential | 
    | 97    | Pawcatuck mucky peat                                            | Extremely low potential | 
    | 98    | Westbrook mucky peat                                            | Extremely low potential | 
    | 99    | Westbrook mucky peat, low salt                                  | Extremely low potential | 
    | 100   | Suncook loamy fine sand                                         | Extremely low potential | 
    | 101   | Occum fine sandy loam                                           | Extremely low potential | 
    | 102   | Pootatuck fine sandy loam                                       | Extremely low potential | 
    | 104   | Bash silt loam                                                  | Extremely low potential | 
    | 105   | Hadley silt loam                                                | Extremely low potential | 
    | 106   | Winooski silt loam                                              | Extremely low potential | 
    | 107   | Limerick and Lim soils                                          | Extremely low potential | 
    | 108   | Saco silt loam                                                  | Extremely low potential | 
    | 109   | Fluvaquents-Udifluvents complex, frequently flooded             | Extremely low potential | 
    | 221A  | Ninigret-Urban land complex, 0 to 5 percent slopes              | Not rated               | 
    | 224A  | Deerfield-Urban land complex, 0 to 3 percent slopes             | Not rated               | 
    | 225B  | Brancroft-Urban land complex, 0 to 8 percent slopes             | Not rated               | 
    | 226B  | Berlin-Urban land complex, 0 to 8 percent slopes                | Not rated               | 
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    | 273E  | Urban land-Charlton-Chatfield complex, rocky, 15 to 45 percent  | Not rated               | 
    | 228B  | Elmridge-Urban land complex, 0 to 8 percent slopes              | Not rated               | 
    | 229B  | Agawam-Urban land complex, 0 to 8 percent slopes                | Not rated               | 
    | 229C  | Agawam-Urban land complex, 8 to 15 percent slopes               | Not rated               | 
    | 230B  | Branford-Urban land complex, 0 to 8 percent slopes              | Not rated               | 
    | 230C  | Branford-Urban land complex, 8 to 15 percent slopes             | Not rated               | 
    | 232B  | Haven-Urban land complex, 0 to 8 percent slopes                 | Not rated               | 
    | 234B  | Merrimac-Urban land complex, 0 to 8 percent slopes              | Not rated               | 
    | 235B  | Penwood-Urban land complex, 0 to 8 percent slopes               | Not rated               | 
    | 236B  | Windsor-Urban land complex, 0 to 8 percent slopes               | Not rated               | 
    | 237A  | Manchester-Urban land complex, 0 to 3 percent slopes            | Not rated               | 
    | 237C  | Manchester-Urban land complex, 3 to 15 percent slopes           | Not rated               | 
    | 238A  | Hinckley-Urban land complex, 0 to 3 percent slopes              | Not rated               | 
    | 238C  | Hinckley-Urban land complex, 3 to 15 percent slopes             | Not rated               | 
    | 240B  | Ludlow-Urban land complex, 0 to 8 percent slopes                | Not rated               | 
    | 243B  | Rainbow-Urban land complex, 0 to 8 percent slopes               | Not rated               | 
    | 245B  | Woodbridge-Urban land complex, 0 to 8 percent slopes            | Not rated               | 
    | 245C  | Woodbridge-Urban land complex, 8 to 15 percent slopes           | Not rated               | 
    | 248B  | Georgia-Urban land complex, 2 to 8 percent slopes               | Not rated               | 
    | 250B  | Sutton-Urban land complex, 0 to 8 percent slopes                | Not rated               | 
    | 253B  | Wapping-Urban land complex, 0 to 8 percent slopes               | Not rated               | 
    | 255B  | Watchaug-Urban land complex, 0 to 8 percent slopes              | Not rated               | 
    | 260B  | Charlton-Urban land complex, 3 to 8 percent slopes              | Not rated               | 
    | 260C  | Charlton-Urban land complex, 8 to 15 percent slopes             | Not rated               | 
    | 260D  | Charlton-Urban land complex, 15 to 25 percent slopes            | Not rated               | 
    | 263B  | Cheshire-Urban land complex, 3 to 8 percent slopes              | Not rated               | 
    | 263C  | Cheshire-Urban land complex, 8 to 15 percent slopes             | Not rated               | 
    | 266B  | Narragansett-Urban land complex, 3 to 8 percent slopes          | Not rated               | 
    | 269B  | Yalesville-Urban land complex, 3 to 8 percent slopes            | Not rated               | 
    | 269C  | Yalesville-Urban land complex, 8 to 15 percent slopes           | Not rated               | 
    | 273C  | Urban land-Charlton-Chatfield complex, rocky, 3 to 15 percent   | Not rated               | 
    |       | slopes                                                          |                         | 
    |       | slopes                                                          |                         | 
    | 275C  | Urban land-Chatfield complex, rocky, 3 to 15 percent slopes     | Not rated               | 
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    | 275E  | Urban land-Chatfield-Rock outcrop complex, 15 to 45 percent     | Not rated               | 
    |       | slopes                                                          |                         | 
    | 282B  | Broadbrook-Urban land complex, 3 to 8 percent slopes            | Not rated               | 
    | 284B  | Paxton-Urban land complex, 3 to 8 percent slopes                | Not rated               | 
    | 284C  | Paxton-Urban land complex, 8 to 15 percent slopes               | Not rated               | 
    | 284D  | Paxton-Urban land complex, 15 to 25 percent slopes              | Not rated               | 
    | 287B  | Wethersfield-Urban land complex, 3 to 8 percent slopes          | Not rated               | 
    | 287C  | Wethersfield-Urban land complex, 8 to 15 percent slopes         | Not rated               | 
    | 287D  | Wethersfield-Urban land complex, 15 to 25 percent slopes        | Not rated               | 
    | 290B  | Stockbridge-Urban land complex, 3 to 8 percent slopes           | Not rated               | 
    | 290C  | Stockbridge-Urban land complex, 8 to 15 percent slopes          | Not rated               | 
    | 290D  | Stockbridge-Urban land complex, 15 to 25 percent slopes         | Not rated               | 
    | 301   | Beaches-Udipsamments complex, coastal                           | Not rated               | 
    | 302   | Dumps                                                           | Not rated               | 
    | 303   | Pits, quarries                                                  | Not rated               | 
    | 304   | Udorthents, loamy, very steep                                   | Not rated               | 
    | 305   | Udorthents-Pits complex, gravelly                               | Not rated               | 
    | 306   | Udorthents-Urban land complex                                   | Not rated               | 
    | 307   | Urban land                                                      | Not rated               | 
    | 308   | Udorthents, smoothed                                            | Not rated               | 
    | 309   | Udorthents, flood control                                       | Not rated               | 
    | 310   | Udorthents, periodically flooded                                | Not rated               | 
    | 401C  | Macomber-Taconic complex, 3 to 15 percent slopes, very rocky    | Very low potential      | 
    | 402D  | Taconic-Macomber-Rock outcrop complex, 15 to 25 percent slopes  | Very low potential      | 
    | 403C  | Taconic-Rock outcrop complex, 3 to 15 percent slopes            | Very low potential      | 
    | 403E  | Taconic-Rock outcrop complex, 15 to 45 percent slopes           | Very low potential      | 
    | 403F  | Taconic-Rock outcrop complex, 45 to 70 percent slopes           | Extremely low potential | 
    | 405C  | Dummerston gravelly loam, 3 to 15 percent slopes, very stony    | High potential          | 
    | 405E  | Dummerston gravelly loam, 15 to 45 percent slopes, very stony   | Medium potential        | 
    | 407C  | Lanesboro loam, 3 to 15 percent slopes, very stony              | Medium potential        | 
    | 407E  | Lanesboro loam, 15 to 45 percent slopes, very stony             | Medium potential        | 
    | 408C  | Fullam silt loam, 3 to 15 percent slopes, very stony            | Low potential           | 
    | 409B  | Brayton mucky silt loam, 0 to 8 percent slopes, very stony      | Extremely low potential | 
    | 412B  | Bice fine sandy loam, 3 to 8 percent slopes                     | High potential          | 
    | 412C  | Bice fine sandy loam, 8 to 15 percent slopes                    | High potential          | 
    | 412D  | Bice fine sandy loam, 15 to 25 percent slopes                   | High potential          | 
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    | 413C  | Bice-Millsite complex, 3 to 15 percent slopes, very rocky       | Low potential           | 
    | 413E  | Bice-Millsite complex, 15 to 45 percent slopes, very rocky      | Low potential           | 
    | 414   | Fredon silt loam, cold                                          | Extremely low potential | 
    | 415C  | Westminster-Millsite-Rock outcrop complex, 3 to 15 percent      | Very low potential      | 
    |       |slopes                                                           |                         | 
    | 415E  | Westminster-Millsite-Rock outcrop complex, 15 to 45 percent     | Very low potential      | 
    |       |slopes                                                           |                         | 
    | 416E  | Rock outcrop-Westminster complex, 8 to 45 percent slopes        | Extremely low potential | 
    | 416F  | Rock outcrop-Westminster complex, 45 to 70 percent slopes       | Extremely low potential | 
    | 417B  | Bice fine sandy loam, 3 to 8 percent slopes, very stony         | High potential          | 
    | 417C  | Bice fine sandy loam, 8 to 15 percent slopes, very stony        | High potential          | 
    | 417D  | Bice fine sandy loam, 15 to 25 percent slopes, very stony       | High potential          | 
    | 418C  | Schroon fine sandy loam, 2 to 15 percent slopes, very stony     | Low potential           | 
    | 420A  | Schroon fine sandy loam, 0 to 3 percent slopes                  | Low potential           | 
    | 420B  | Schroon fine sandy loam, 3 to 8 percent slopes                  | Low potential           | 
    | 421A  | Ninigret fine sandy loam, cold, 0 to 3 percent slopes           | Low potential           | 
    | 423A  | Sudbury sandy loam, cold, 0 to 3 percent slopes                 | Low potential           | 
    | 424B  | Shelburne fine sandy loam, 3 to 8 percent slopes                | Medium potential        | 
    | 424C  | Shelburne fine sandy loam, 8 to 15 percent slopes               | Medium potential        | 
    | 424D  | Shelburne fine sandy loam, 15 to 25 percent slopes              | Medium potential        | 
    | 425B  | Shelburne fine sandy loam, 3 to 8 percent slopes, very stony    | Medium potential        | 
    | 425C  | Shelburne fine sandy loam, 8 to 15 percent slopes, very stony   | Medium potential        | 
    | 426D  | Shelburne fine sandy loam, 15 to 35 percent slopes, extremely   | Medium potential        | 
    |       |stony                                                            |                         | 
    | 427B  | Ashfield fine sandy loam, 2 to 8 percent slopes, very stony     | Low potential           | 
    | 427C  | Ashfield fine sandy loam, 8 to 15 percent slopes, very stony    | Low potential           | 
    | 428A  | Ashfield fine sandy loam, 0 to 3 percent slopes                 | Low potential           | 
    | 428B  | Ashfield fine sandy loam, 3 to 8 percent slopes                 | Low potential           | 
    | 428C  | Ashfield fine sandy loam, 8 to 15 percent slopes                | Low potential           | 
    | 429A  | Agawam fine sandy loam, cold, 0 to 3 percent slopes             | High potential          | 
    | 429B  | Agawam fine sandy loam, cold, 3 to 8 percent slopes             | High potential          | 
    | 429C  | Agawam fine sandy loam, cold, 8 to 15 percent slopes            | High potential          | 
    | 433   | Moosilauke sandy loam                                           | Extremely low potential | 
    | 434A  | Merrimac sandy loam, cold, 0 to 3 percent slopes                | High potential          | 
    | 434B  | Merrimac sandy loam, cold, 3 to 8 percent slopes                | High potential          | 
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    ____________________________________________________________________________________________________ 
    |       |                                                                 |                         | 
    | Map   |                          Mapunit name                           |  Soil potential rating  | 
    |symbol |                                                                 |                         | 
    |_______|_________________________________________________________________|_________________________| 
    |       |                                                                 |                         | 
    | 434C  | Merrimac sandy loam, cold, 8 to 15 percent slopes               | High potential          | 
    | 435   | Scarboro muck, cold                                             | Extremely low potential | 
    | 436   | Halsey silt loam, cold                                          | Extremely low potential | 
    | 437   | Wonsqueak mucky peat                                            | Extremely low potential | 
    | 438   | Bucksport muck                                                  | Extremely low potential | 
    | 440A  | Boscawen gravelly sandy loam, 0 to 3 percent slopes             | Low potential           | 
    | 440C  | Boscawen gravelly sandy loam, 3 to 15 percent slopes            | Low potential           | 
    | 440E  | Boscawen gravelly sandy loam, 15 to 45 percent slopes           | Low potential           | 
    | 442   | Brayton loam                                                    | Extremely low potential | 
    | 443   | Brayton-Loonmeadow complex, extremely stony                     | Extremely low potential | 
    | 448B  | Hogansburg loam, 3 to 8 percent slopes                          | Low potential           | 
    | 449B  | Hogansburg loam, 3 to 8 percent slopes, very stony              | Low potential           | 
    | 449C  | Hogansburg loam, 8 to 15 percent slopes, very stony             | Low potential           | 
    | 450B  | Pyrities loam, 3 to 8 percent slopes                            | Medium potential        | 
    | 450C  | Pyrities loam, 8 to 15 percent slopes                           | Medium potential        | 
    | 450D  | Pyrities loam, 15 to 25 percent slopes                          | Medium potential        | 
    | 451B  | Pyrities loam, 3 to 8 percent slopes, very stony                | Medium potential        | 
    | 451C  | Pyrities loam, 8 to 15 percent slopes, very stony               | Medium potential        | 
    | 451D  | Pyrities loam, 15 to 25 percent slopes, very stony              | Medium potential        | 
    | 457   | Mudgepond silt loam, cold                                       | Extremely low potential | 
    | 458   | Mudgepond and Alden soils, extremely stony, cold                | Extremely low potential | 
    | 501   | Ondawa fine sandy loam                                          | Extremely low potential | 
    | 503   | Rumney fine sandy loam                                          | Extremely low potential | 
    | 508   | Medomak silt loam                                               | Extremely low potential | 
    |_______|_________________________________________________________________|_________________________| 
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C  E  R  T  I  F  I  C  A  T  I  O  N 

 

I certify that, to the best of my knowledge and belief: 

 

1.  To the best of my knowledge and belief, all statements and information in this report are true and correct, and I 

have not knowingly withheld any significant information. 

 

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; and neither the employment to make the appraisal, nor the compensation for it, is 

contingent upon the appraised value of the property. 

 

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.  The "Estimate of Market Value" in the appraisal report is not based in whole or in part upon the race, 

color, or national origin of the prospective owners or occupants of the property appraised, or upon the race, color or 

national origin of the present owners or occupants of the properties in the vicinity of the property appraised. 

 

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.  The reported analyses, opinions, and conclusions were developed, and this appraisal 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. The reported analyses, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice, "USPAP". 

 

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

authorized representatives.  

 

10.  I have made a personal inspection of the property that is the subject of this report, both inside and out, and have 

made an exterior inspection of all comparable sales listed in the report.   

 

11. No one provided significant real property appraisal assistance to the person signing this certification. All 

conclusions and opinions concerning the real estate that are set forth in the appraisal report were prepared by the 

Appraiser whose signature appears on the appraisal report.  No change of any item in the appraisal report shall be 

made by anyone other than the Appraiser, and the Appraiser shall have no responsibility for any such unauthorized 

change. 

 

12.  As of the date of this report, I have completed the continuing education program of the Appraisal Institute. 

 

13.  I have not performed services, as an appraiser or in any other capacity, regarding the property that is the subject 

of this appraisal within the 5-year period immediately preceding acceptance of this assignment. 

 

                                                                                                                    
                                                                                                                       

Date:  January 24, 2022                  Signed:                                

            Robert S. Bartos, SRA 

       CT Certified General Appraiser RCG.0000050 

       Tax ID:  06-1252099
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           Of 

Telephone:                           P.O. Box 774 

860-693-9242                    ROBERT S. BARTOS             259 Albany Turnpike 

Fax: 860-693-9242                        Office Suite 6 

Email:robbartos@sbcglobal.net                 REAL ESTATE APPRAISER             Canton, CT 06019 

www.bartosappraisal.com 

                                                    

                                                        CT Certified General Appraiser #RCG.0000050 

         

                  

EDUCATION 

 

 College:       University of Connecticut 

    Bachelor of Arts Degree - December 1973 

    Concentration:  Real Estate 

 

 After College:   Society of Real Estate Appraisers Sponsored: 

    Course 101, Course 201 

    Tax Considerations in Real Estate 

    1986 & 1987 Tax Changes:  Impacts on Real Estate Values 

    Feasibility Analysis and Investment Decisions 

    Valuation of Leases and Leasehold Interests 

    Appraising Apartments 

    Recent Developments in Income Property Valuation 

    R-41C and the Appraiser 

    Applications of Market Extractions 

    Adjusting for Financing Differences in Residential Property 

    Professional Practice and Conduct 

    Depreciation Analysis 

    Appraising Condominium Properties 

    Financial Calculators - Hewlett Packard 

    Small Residential Income Property Appraisal Report 

       

      American Institute of Real Estate Appraisers Sponsored: 

    Course VIII - Single Family Residential Appraisal 

    Income Capitalization.  

    Case Studies in Real Estate Valuation (Exam 2-1) 

    Subdivision Analysis  

 

        The Appraisal Institute Sponsored: 

    (The Society of Real Estate Appraisers & American Institute unified in January 1991 as  

     the Appraisal Institute.) 

    Standards of Professional Practice Parts A and B, Part C 

    Exam Prep Seminar - General 

    Rates, Ratios & Reasonableness 

    Mock Trial 

    Accrued Depreciation 

    Fair Housing & Real Estate Appraisal Law 

    Evaluation Guidelines Workshop 

    Appraisal Office of the Future 

    Understanding Limited Appraisals - General 

    Lead Paint Hazards and Regulations 

    Appraisal Practices for Litigation 

    Easement Valuation 

    Appraisal of FHA-Insured Properties 

    Environmental Considerations 

    FHA’s Homebuyer Protection Plan & the Appraisal Process 

    Case Studies in Commercial Highest and Best Use 

    2008 Economic Forecast               

http://www.bartosappraisal.com/
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EDUCATION – Continued 

     

    The Appraisal Institute Sponsored - Continued 

    Mandatory CT Real Estate Appraisal Law Update 

    Business Practices and Ethics 

    Beware of Rising House Prices 

    Real Estate Trends and Outlook 

    National USPAP Update 

    Measuring Effects of High Voltage Transmission Lines 

    An Introduction to Valuing Green Buildings 

    Uniform Appraisal Standards for Federal Land Acquisitions:  Practical Applications 

     

          McKissock Data Systems  (Virtual Classroom) 

    Factory Built Housing 

    Income Capitalization 

    Relocation Appraisal is Different! 

    Information Technology & the Appraiser 

 

    The Appraisal Foundation Sponsored: 

    Uniform Commercial & Industrial Appraisal Report 

 

         Hartford State Technical College: 

    Building Construction, Construction Cost Estimating 

    Contracts and Specifications 

    Construction Planning, Equipment and Methods 

 

      University of Connecticut 

    Real Estate Law 

    1999 CT Commercial Real Estate Conference 

    2000 CT Housing Conference 

 

 

ASSOCIATION MEMBERSHIPS: 

 

   The Appraisal Institute 

   Effective January 1, 1991, the Society of Real Estate Appraisers and the American Institute of Real Estate      

    Appraisers unified as The Appraisal Institute. 

 

   - Designated Senior Residential Appraiser, SRA - 1982 

   - The Connecticut Chapter of the Appraisal Institute: 

  Chapter President, 1994 

  Regional Representative, 1992-1996 

  Officer and Board Member, 1991-1995 

  Education Chairman, 1991 

   - Society of Real Estate Appraisers: 

  Officer and Board Member, 1986-1991 (unification) 

   - Region IV - Appraisal Institute: 

  Chief Financial Officer, 1997–2004; Regional Representative, 1992-1996 

   - Connecticut Appraisal Education Foundation: 

  President, 1999 & 2000; Vice President, 1997 & 1998; Board member to present.  
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LICENSE AND CERTIFICATION 

 

    Currently certified by the State of Connecticut as a Certified General Appraiser, #RCG.50.   

 

EMPLOYMENT AND EXPERIENCE: 

 

   Robert S. Bartos, SRA, Canton, Connecticut:    Self-employed, independent fee appraiser since 1979. 

   Clients served include: 

    - Major financial institutions located in Conn., Mass. and New York;  

    - Private mortgage companies; 

    - Private mortgage insurance companies; 

    - Relocation companies; 

          - F.N.M.A./F.H.L.M.C. lenders; 

          - Property owners and developers; 

          - Prospective buyers/investors; 

          - Municipalities, law offices and accountants; 

          - State of Connecticut, various departments. 

 

   Types of real property appraised include: 

   - Single family residences; 

   - Condominiums and planned unit developments (PUD); 

     - Multiple family dwellings and apartments; 

         - Residential building lots, land and subdivisions; 

   - Commercial and industrial land and improved properties; 

         - Special purpose properties; 

   - Review appraisals. 

 

   Burritt Mutual Savings Bank, New Britain, Connecticut: late 1970s; real estate appraiser; some title       

    searching.   This central Connecticut based bank had seven branch offices with $260M of total assets.  

 

   Types of properties appraised consisted primarily of: 

         - Single family residences, condominiums, Planned Unit Developments, 

         - 2-6 family dwellings and apartments; 

         - Residential and commercial land; 

  - Commercial, industrial and special purpose properties. 

 

   John F. Rowlson Company, Vernon, Connecticut: mid-1970s; real estate appraiser 

   The John F. Rowlson Company is a real estate appraisal and consultation firm which is well established and well  

   known throughout the Northeast.  I was with John Rowlson, MAI, SREA for 2 years.  

 

   Types of real property appraised are summarized as follows: 

  - Single family residences, condominiums and 2-6 family dwellings; 

      - Multifamily residential developments (apartments and condominiums); 

   - Gasoline service stations and office buildings; 

      - Convalescent nursing homes, rest homes and rehabilitation centers; 

      - Shopping centers and marketability study (condominiums); 

      - Storm sewer easement and condemnation (redevelopment and highway); 

    - Commercial, residential and industrial land; 

  - Petroleum bulk storage tank facilities; 

   - Damages resulting from a breach of contract; 

  - Market rent studies. 
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TEACHING AND LECTURING 

 

 

 Real Estate Appraisal Course Instructor at the University of Hartford during 1979 & 1980.  Also instructed real 

 estate appraisal at the Northwestern Connecticut Community College. 

 

 

 

 

 
 

 


