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December 27, 2004

Mr. Michiel Wackers

Community Development Specialist
City of Middletown

245 Dekoven Drive

Middletown, CT 006457

RE: 40 Ferry Street, Middletown, Middlesex County, CT

Dear Mr. Wackers:

At your request and for the benefit of The City of Middletown, Department of Planning,
Conservation and Development we have prepared an appraisal to determine the market value
(as is) of the subject site located on the northerly side of Ferry Street, Middletown,
Middlesex County, Comnecticut. The purpose of this report is to evaluate the subject
property based on the "as is" value of the fee simple interest in the property as of December
15, 2004. The function of this report is for it to be used by you and The City of
Middletown, Department of Planning, Conservation and Development, our client, for asset
evaluation and/or portfolio management. John Lo Monte did an inspection of the subject
property on Wednesday, December 15, 2004 accompanied by the current subject property
owner/manager, Mr. Houston Mclnvale.

This is a complete appraisal with a summary report intended to comply with the reporting
requirements set forth in Standards Rule 2.2(b) of the Uniform Standards of Professional
Appraisal Practice (USPAP). The Departure Standard is not invoked.

Supporting documentation concerning the data, reasoning and analyses is retained in the
appraiser’s file. The depth of discussion contained in this report is specific to the needs of
the client and to the intended use stated above. The appraiser is not responsible for

unauthorized use of this report.

The subject property is a 8,583 square foot, more or less, above grade three-story frame
with brick and viny! siding exterior, ten family apartment building, on a 6,050 square foot
(0.14 + acre) lot. The building is currently largely tenants occupied or 8 units from the total
of ten were rented; moreover, according to the current subject property owner the two vacant
apartments (No. 1 and No. 3) were scheduled to be occupied as of January 1, 2005.
However, we could not verify this information as of the appraisal date. The improvements

are built on full and unfinished basement.
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RE: 40 Ferry Street, Middletown, Middlesex County, CT

The ground floor and second floor each consists of approximately 2,861 sq ft and comprises
a total of seven apartments. The upper floor also consists of approximatety 2,861 sq 1t and
comprises three apartments for a total of ten (10) apartiments. It should be noted here that
the City of Middletown Assessor’s Office records list the subject property as 10-units multi-
family dwelling comprising 4-3-room (1-br) apartments and 6-4-room (2-br) apariments.

Based on our inspection on December 15, 2004 and based on information provided by the
current subject property owner/manager, the subject property comprises ten (10) apartments
of various size, layout and finish-condition. Thus, for our purpose and to maintain
consistency throughout the report, the subject property comprises ten (10) apartments in
approximately 8,583 sq ft gross building area. The units mix is as follows:

40 Ferry Street, Middletown, CT Units Mix

Unit # Rooms/BR | Sq Ft + | Comments
1 3/1 600 Cold flat, electric utilities,
appliances included

2 3/1 600 same as above

3 412 800 same as above

4 5/3 930 same as above

5 4/2 800 same as above

6 5/3 930 same as above

7 4/2 800 same as above

8 4/2 800 same as above

9 4/2 800 same as above

10 4/2 800 same as above

GLA 7,860+ sq ft; Common Area 723+ sq ft;
GBA 8,583+ sq ft

As of the appraisal date the subject property is in average overall condition, items of
deferred maintenance observed on the day of inspection appear to be minor items which
are cosnietic in nature, i.e, cleaning, painting and/or routine maintenance.
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RE: 40 Ferry Street, Middletown, Middlesex County, CT

To this extent it should be noted here that the current subject property owner purchased
the property on April 13, 1998 as recorded in Volume 1156, Page 235 of the Middletown
Land Records. According to Mr. Mclnvale the subject’s prior ownership in 1986
completed substantial rehab and remodeling of the property including a 3-story addition ot
the rear, at a cost of $400,000. However we could not verify this information as of the

appraisal date.

Items such as plumbing, electrical, remodeling of kitchens and bathrooms, new floor
cover, painting, etc. have been completed in various stages and to varying degrees.
Additionally, wet sprinkler system had to be instailled as well. For a visual representation
the reader should refer to the Photographs of Subject Property section.

The Direct Sales Comparisont and Income Capitalization Approaches are used to reach a
conclusion of market value. Of all three approaches the Cost Approach has the least

relevance,

ENVIRONMENTAL DISCLAIMER

Unless otherwise stated in this report the existence of hazardous material that may or may
not be present on the property was not observed by the appraiser. The appraiser has no
knowledge of any such contaminants on the property.

The appraiser is not qualified to detect such substances as they may or may not exist
presently. There are probably not substances such as asbestos, lead paint, urea
formaldehyde/foam insulation, and/or a fuel oil underground storage tank which would
effect the value of the property. The value estimated is predicated on the assumption that
there is no such material on or in the property that would cause such a loss in value.

There is no responsibility assumed for any such conditions or for any expertise or
engineering knowledge required to discover them. If there is such concern a Phase 1 site

assessment should be done.

According to the Middletown Tax Collector Office there are not past taxes due, as of
December 15, 2004, or the valuation date.
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RE: 40 Ferry Street, Middletown, Middlesex County, CT

Therefore, as a result of my physical inspection and based on my knowledge and
experience as to real property value, it is my opinion that the most probable market value
(as is) of the subject property, as of December 15, 2004, was:

$340,000
(THREE HUNDRED FORTY THOUSAND DOLLARS)

Respectfully submitted,

John Lo Monte, CCRA, GAA, CCIM
General Certified Commercial Appraiser
CT Certificate No. RCG 377

Expiration Date: 4/30/05
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Appraised 40 Ferry Street, Middletown, Middlesex County, CT
Property Type Commercial 10 family apartment building
Ownership Houston Mclnvale

Volume 1156, Page 235

Assessor’s Reference Map 22, Block 17-37, Lot 30
Interest Appraised Fee Simple
Land Sie 6,050 Square Feet (0. 14 + acre)

Land to Building Ratio 0.71t0 1

Assessment $19,460 land
$160,720 building
Total Assessment $180,180
Taxes $6,054.06 yearly (Grand List of 2003)

40 Ferry Street, Middietown, Middlesex County, CT

Johin Lo Monte Real Estate Appraisers & Consultants Page |




SUMMARY OF SALIENT FACTS AND CONCLUSIONS, continued

Units Mix

40 Ferry Street, Middletown, CT Units Mix
Unit # Rooms/BR | Sq Ft + |} Comments 1'
| 3/1 600 Cold flat, electric utilities, !
appliances included t
2 3/1 600 same as above ¥
3 412 800 same as above
4 5/3 930 same as above
5 4/2 800 same as above ;
6 5/3 930 same as above T
7 4/2 300 same as above f
8 4/2 800 same as above 15
9 4/2 800 same as above :
10 4/2 800 same as above J
GLA 7,860+ sq ft; Common Area 723+ sq ft; .
GBA 8,583+ sq ft
Zoning B-1; Business District

Date Of Inspection

December 15, 2004

Date Of Valuation December 15, 2004

Highest & Best Use Commercial apartment building

4} Ferry Street. Middletown, Middlesex County, CT
Jahn Lo Monte Real Estate Appraisers & Consultants

Page 2




SUMMARY OF SALIENT FACTS AND CONCLUSIONS, continued

Estimates of Market Value:

Cost Approach Considered but not used
Direct Sales Comparison Approach to Value $305,000
Income Approach to Value $365,000

(By Mortgage Equity Technique, Ellwood Method)

Final Estimate of Market Value (As Is): $340,000

48 Ferry Street, Middletown, Middlesex County, CT
John Lo Monte Reai Estate Appraisers & Consuliants Page 3




PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the market value of the fee simple interest to
the subject property, 40 Ferry Street, Middletown, Middlesex County, CT, as of

December 15, 2004.

The Dictionary of Real Estate Appraisal (Chicago: Appraisal Institute Eleventh Edition,
1996) defines the fee simple estate as:

Absolute ownership unencumbered by any other interest or estate; subject only to the
limitations of eminent domain, escheat, police power, and taxation.

The fee simple estate, also known as the fee simple title includes ownership of the land,

improvements, and all of the rights normally acquired by ownership. The fee simpie of
the subject property will be estimated on a cash basis or its equivalent.

FUNCTION OF THE APPRAISAL

The function of this report is to assist you and The City of Middletown in asset
evaluation and/or portfolio management for a possible acquisition an/or possible legal
proceedings, i.e. Eminent Domain action.

40 Ferry Street, Middletown, Middlesex County, CT

Johm Lo Monte Real Estate Appraisers & Consultants Page 4




SCOPE OF THE APPRAISAL

The scope of the appraisal includes an inspection of the subject property; an evaluation
of the subject property in terms of its conformity to local requirements; the suitability of
the property for its current use; and the collection of other data used to formulate and
support an estimate of value for the subject property, as of December 15, 2004,

The appraiser collected market information through primary sources such as municipal
employees, property owners, property managers, and real estate brokers. An attempt
was made to verify all comparable sale data with the buyer, seller or broker involved in

the transaction.

The appraiser has written the appraisal in accordance with the request of the client, and
with the client in mind. In most cases, the language and degree of reporting is intended
to be consistent with the known or perceived wishes, sophistication and comprehension
of the client. All efforts have been made to satisfy the needs of the client and to provide
a clear, factual and reliable report of value.

PROPERTY IDENTIFIED

The property has a street address of 40 Ferry Street, .Micldtetown, Middlesex County,
Connecticut. The Middletown Tax Assessor’s Office identifies the subject property as
Map 22, Block 17-37, Lot 30,

It should be noted here that the City of Middletown Assessor’s Office records list the
subject property as 10-units multi-family dwelling comprising 4-3-room (1-br) apartments
and 6-4-room (2-br) apartments.

However, based on our inspection on December 15, 2004 and based on information
provided by the current subject property owner/manager, the subject property comprises
ten (10) apartments of various size, layout and finish-condition. Thus, for our purpose
and to maintain consistency throughout the report, the subject property comprises ten
(10} apartments in approximately 8,583 sq ft gross building area.

40 Ferry Street, Middletown, Middlesex County, CT
John Lo Monte Real Estate Appraisers & Consultants Page 5




REFERENCES CITED

Sources of data obtained for this appraisal were gathered by:
National Association of Real Estate Appraisers lor narrative appraisal report
format
The Appraisal Institute
Records and Offices City of Middietown
Conn Comp, Data Gathering Information Research
Landlords, Tenants, Investors, Appraisers as noted.

LEGAL DESCRIPTION/PROPERTY HISTORY

The subject property is currently in the name of Houston Mclnvale. The deed detailing
the acquisition is a Quit-Claim Deed dated April 13, 1998 (recorded in Volume 1156 at
Page 235) of the Middletown, Middlesex County Land Records.

For a metes and bounds description on the subject property, please see the above-
referenced deed and the Assessor’s Map included in this appraisal report. A copy of the
deed is included in the Addenda Section of this report. No other transfers of the subject
property have occurred in the fast three years, or since the above noted (ransaction.

Grantor: Andrew Vallas

Grantee: Houston Mclnvaie

Recorded: Middletown Land Records, Volume [156, Page 235
Instrument: Quit-Claim Deed

Date: April 13, 1998

Sale Price: One Dollar ($1.00)

40 Ferry Street, Middletown, Middlesex County, CT

John Lo Monte Real Estate Appraisers & Consuhants Paige 6




ASSESSMENT AND TAX DATA

The current assessment and taxes on the subject property are as follows:

Land: $19.460

Out Building: N/A

Building: $160,720

Total: $180,180

Mill rate: 28.0 Mills per $1,000 of the assessed value.

Fire District (No. 1) 5.60 Mills per $1,000 of the assessed value.
Mill Rate

Taxes assessed: $6,054 (Rounded) Yearly

Date of Assessment: Cctober 1, 2003

The assessment above is based on 70% of market value with the last revaluation taking

place in the City of Middletown during 2000. Revaluation methods in Middletown

usually are based on the cost method of valuation.

Typically, the Marshall Valuation Service is used to estimate reproduction cost new, and
the building is depreciated accordingly. Site valuation is typically based on value per
site, with adjustments for frontage, depth, and corner influence. The mill rate has been

set at 28.0 mills as of October 1, 2003 Grand List.

According to the Middletown Tax Collector Office (here are not past taxes due, as of

December 15, 2004, or the valuation date.

40 Ferry Street, Middietown, Middtesex County, CT
Jotm Lo Monte Real Estate Appraisers & Consehiants

Page 7




MARKET VALUE DEFINITION

As defined in the Federal Institutions Reform Recovery and Enforcement Act of 1989
(FIRREA) the following is the definition of Market Value included in this report:

The most probable price in terms of money which a property will bring in a competitive
and open market under all conditions requisite to a fair sale with the buyer and seller
each acting prudently and knowledgeably and assuming the price s not affected by undue

stimulus.

Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

a. buyer and seller are both typically motivated.

b. both parties are well informed or well advised and each acting in what he
considers to be his own self interest.

C. a reasonable time is allowed for exposure on the open market.
d. payment is made in cash or its equivalent.
e. financing, if any, is on terms generally available in the community at (he

specified date and typical for the property type in its locale.

The price represents the normal consideration for the property sold unatfected by
special financing amounts and/or terms, services, fees, costs or credits incurred in the

transaction.
The Most Probable Sales (Selling) Price is defined as:

“That price at which a property would most probably sell if exposed to the market for a
reasonable time, under conditions prevailing as of the date of appraisal.” (The
Dictionary of Real Estate Appraisal, Third Edition, Appraisal Institute, 1993).

40 Ferry Street, Middlgtown, Middlesex County, CT

John Lo Momne Real Estate Appraisers & Consultants Page 8




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

_ \ L
(PLEASE NOTE THE DRIVEWAY TO THE LEFT
IS ON CITY OF MIDDLETOWN PROPERTY)

) Ferry Street, Middletown, Middiesex County, CT
John Lo Monte Real Estate Appraisers & Consultants Yage 9




PHOTOGRAPHS OF THE SUBJECT PROPERTY Pecember, 2004

CLOSE-UP VIEW OF FRONT SIDE AND CONSTRUCTION DETAILS

40 Ferry Street, Middietown, Middlesex County, CT
Johin Lo Monte Real Estate Appraisers & Consultants Page 10




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

CLOSE-UP VIEW OF REAR SIDE AND CONSTRUCTION DETAILS

4} Ferry Street, Middletown, Middlesex County, CT
John Lo Monte Real Estate Appraisers & Consultants Page 11




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

ALTERNATE CLOSE-UP REAR VIEW AND FINISH-CONDITION

40 Farry Street, Middietown, Middiesex County, CT
John Lo Monte Real Estate Appraisers & Consultants Page 12




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

ALTERNATE CLOSE-UP VIEW OF REAR SIDE AND CONSTRUCTION DETAILS

40} Ferry Street, Middletown, Middlesex County, CT
Joln Lo Monte Real Estate Appraisers & Consulants Pave 13




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

ALTERNATE OVERALL FRONT VIEW AND CONSTRUCTION DETAILS
LoOKING NORTHWESTERLY

40 Ferry Street, Middletown, Middiesex County, CT
John Lo Monte Real Estate Appraisers & Consultants Page 14




PHOTOGRAPHS OF THE SUBJECT PROPERTY December, 2004

VIEW OF TYPICAL ELECTRIC FIRED HOT WATER HEATER

40 Ferry Street, Middletown, Middlesex County, CT
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