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Type of Study 

The purpose of this report is to analyze the impact on the surrounding properties for the 

special use permits at 700 - 740 Hall Hill Road in Somers Connecticut. The special-use 

permits are intended to allow the operation of a religious institution. This report is intended 

to be used by the client in conjunction with obtaining the special use permit. No other users 

are intended for this report.   

 

This report is a valuation assignment performed by a real estate appraiser who is licensed in 

the State of Connecticut. This report is not an appraisal, in that it does not specify a 

particular value, or change in value to a property in terms of some quantity. Rather, this 

report is intended to specify whether there is a general decline in value.  The report is 

prepared by a qualified appraiser, and is intended to comply with Uniform Standards of 

Professional Appraisal Practice (USPAP). 

 

An appraiser must comply with USPAP when either the service or the appraiser is required 

by law, regulation, or agreement with the client or intended user. Individuals may also 

choose to comply with USPAP any time that individual is performing the service as an 

appraiser. In order to comply with USPAP, an appraiser must meet the following obligations:  

 

• An appraiser must act competently and in a manner that is independent, impartial, 

and objective.  

• An appraiser must comply with the ETHICS RULE in all aspects of appraisal practice.  

• An appraiser must maintain the data, information and analysis necessary to support 

his or her opinions for appraisal and appraisal review assignments in accordance with 

the RECORD KEEPING RULE.  

• An appraiser must comply with the COMPETENCY RULE and the JURISDICTIONAL 

EXCEPTION RULE for all assignments.  

• When an appraiser provides an opinion of value in an assignment, the appraiser 

must also comply with the SCOPE OF WORK RULE, the RECORD KEEPING RULE, the 

applicable development and reporting Standards and applicable Statements (there 

are currently no active Statements). 

 

Definitions 

 

Appraisal: (noun) the act or process of developing an opinion of value; an opinion of value. 

(adjective) of or pertaining to appraising and related functions such as appraisal practice or 

appraisal services. 

 

Comment: an appraisal is numerically expressed as a specific amount, as a range of 

numbers, or as a relationship (e.g., not more than, not less than) to a previous value 

opinion or numeric benchmark (e.g., assessed value, collateral value). 
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Appraisal practice: valuation services performed by an individual acting as an appraiser, 

including but not limited to appraisal and appraisal review. 

 

Comment: appraisal practice is provided only by appraisers, while valuation services 

are provided by a variety of professionals and others. The term appraisal and 

appraisal review are intentionally generic and are not mutually exclusive. For 

example, an opinion of value may be required as part of an appraisal review 

assignment. 

 

Appraiser: one who is expected to perform valuation services competently and in a manner 

that is independent, impartial, and objective. 

 

Valuation service: a service pertaining to an aspect of property value, regardless of the type 

of service and whether it is performed by appraisers or by others. 

 

 

Background 

 

The properties that are being considered for the special use permits consist of four 

contiguous residential parcels. There are summarized as follows: 

 

700 Hall Hill Road. This is a 6,339 square foot residence built in 1974. It has six 

bedrooms, 5 baths, and 1half bath. Property also includes a large barn structure, plus 

other outbuildings. It is situated on 77.1 acres, and includes several ponds and 

wetlands. 

 

708 Hall Hill Road. This parcel consist of a 5,381 square foot residence that was built 

in 2010 it has 5 bedrooms, 5 baths, and 1half bath. It is situated on 4.85 acres. 

 

732 Hall Hill Road. this parcel is improved within 9,948 square foot residence 

constructed in 2013. The exterior is reportedly an exact replica of Thomas Jefferson's 

Monticello residence, but has interior modern features. According to assessment 

records, it has five bedrooms, five bathrooms, for half baths,an attached garage, 

wood deck, and full basement. It is situated on 10.65 acres. 

 

740 Hall Hill Road. This parcel is 1.49 acres of vacant land. As described in the 

College’s memorandum of December 23, 2019, this lot is being merged with 732 Hall 

Hill Road. 
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There is a natural water course that runs along the rear of the properties. It provides a 

natural barrier from those properties fronting on Watchaug Road.  

 

The four properties are contiguous, and surround 712 Hall Hill Road. They are referred to as 

the Subject property.  

 

712 Hall Hill Road consists of two parcels, one being 7.01 acres, and the other is a tiny piece 

at the rear, being .84 acres. This property is owned by Antonio and Virginia Palazzesi, who 

recently purchased the property in March, 2018 for $450,000. The house consists of a 2,512 

square foot ranch with 4 bedrooms, 4 baths, and 1 half bath.  

 

Mr. Blake has been in contact with the owners at 712 Hall Hill Road. Because of the unusual 

aspects of this property, being completely surrounded by the subject, it is excluded from 

this impact study. While the subject’s use may have a positive impact on its value, it is 

excluded due to the unique aspect of its location.  

 

Area of study 

 

The Hillsdale College property's northern line abuts the state line with Massachusetts. As a 

result, properties to the north are excluded from the study.  

 

While those properties that immediately surround the Hillsdale College property have the 

most potential to be affected, properties along Bilton Road, Hall Hill Road, Watchaug Road, 

Applewood Drive, and Brittany Lane are the primary focus. However, the larger community 

is also analyzed for its impact on value.  

 

Proposed use 

 

The Hillsdale College property is proposed for religious use. Hillsdale College is a religious 

College, and the special use permit is being made to facilitate the College’s proposed 

religious uses of the properties as described in its written and oral submissions to the 

Zoning Commission, including Hillsdale College’s January 31 2019 memorandum, which 

submissions this report relies upon and incorporates by reference. 

 

The only improvements proposed are the addition of a new drive, parking lot, and a sign. 

The drive will connect to Hall Hill Road at the intersection of Bilton Road. The drive is 24 ft 

wide, and extends to well behind the existing Monticello house. It is to be asphalt surfaced, 

lighted, and accommodates 30 parking spaces. The new drive will connect to the existing 

driveway and garage, where two additional handicap spaces are provided, as well as a 

screened dumpster enclosure. 
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Because of the topography, the new parking lot will not be visible from the road or 

surrounding properties. 

 

Approval of the special use permit does not guarantee the potential for future expansion. 

Any other new construction would require a building permit, and would need the 

appropriate approvals. 

 

Elements impacting value 

 

The purpose of this report is to evaluate the possibility of diminution in value to the 

surrounding properties and community as a result of the change in use. While the proposed 

use may enhance property values, this report does not address that question. The primary 

focus of this report is to analyze any potential negative impacts in value. The elements of 

impact are divided into physical and social elements and addressed below.  

  

Compared to what? 

 

In measuring any decline in value, one must first decide what the measure is compared to. 

First, it is unreasonable to assume that current owners will remain in perpetuity. In addition, 

an owner has the right to hold, sell, or develop the property as is legally allowed. This report 

considers the most likely alternatives for the Hillsdale College property, absent the special 

use permit.  

 

The subject is in an area that has experienced steady growth over the past several decades. 

According to the US census bureau, population in the town of Somers grew as follows: 

 

1980 to 1990, 7.5% growth 

1990 to 2000, 14.4% growth 

2000 to 2010, 9.9% growth 

 

The 2020 census is expected to reflect decline, due to current economic conditions in the 

State. However, there is an active demand for new residential subdivision lots, and there is a 

new subdivision just north of the subject in Massachusetts. It is apparent that demand is 

adequate for new subdivision development. The most profitable use of the subject land is 

likely subdivision development. If sold, most purchasers would anticipate developing the 

land surrounding 708 Hall Hill Road for residential development. 

 

The current zoning allows for lots that are 40,000 square feet in size (just under an acre), 

with 175 feet of frontage. The land, however, has some ponds and a natural watercourse, 

reducing the number of lots that can be attained. The engineer for the project, James Ussery 

Jr. LLS, estimates that 30 to 40 lots could easily be developed on the site. 
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Physical Impacts. 

 

The surrounding properties are residential in nature. There are number of physical factors 

that can negatively impact property values. Those include noise, noxious odors, vibration, 

and visual aspects. Visual aspects include unattractive design, obtrusive lighting, 

deterioration, uncapped landscaping, poor maintenance, etc. 

 

Noises can come from a variety of sources, including traffic, barking dogs, construction, and 

a variety of other sources. 

 

Social and Emotional Impacts 

 

Neighbors impact properties, their desirability and resulting value. Generally, from a 

valuation standpoint, many consider it more desirable to have more affluent neighbors 

rather than less affluent neighbors.  The more affluent the property owners are generally 

connected with more attractive, better quality homes, and a higher level of maintenance. In 

addition, one would expect a more affluent neighbor to be a law-abiding citizen, reducing 

fear of harm or harassment. 

 

Regardless of income levels, some neighbors simply are difficult to get along with because 

of individual personal traits. Those individual traits may be a nuisance to some, but 

welcomed by others. Most people generally prefer privacy, quiet, and seclusion from their 

neighbors. Most people would prefer not to be neighbors to someone who regularly 

practices in a loud band, or someone who keeps obnoxious pets.  

 

Certain uses are more prone to generate criminal activity, and are less desirable.  For 

example, liquor stores, strip clubs, and the like can have serious detrimental impacts on 

surrounding residential neighborhoods, due to the fear of encroaching criminal activity.   

 

Fear of detrimental conditions can impact purchasing patterns and property values. People 

are generally fearful of the unknown. Uncertainty can result in either rational fear, or 

irrational fear. 

 

Analysis 

 

From the road, the Hillsdale College property will visually appear nearly identical to its 

current state. The only difference is the added drive at the corner of Bilton Road. In addition, 

a small, sign will be added. The sign will conform to Town requirements, and it is assumed 

that it will be an attractive, design. 
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The new parking lot will not be visible from the road. The distance to neighboring 

properties is so far that any difference will be negligible. 

 

One neighbor, located at 2 Meadowbrook Road, has complained of headlights from traffic 

coming out of the driveway at 732 Hall Hill Road. Although the existing driveway will 

remain, the new drive at Bilton Road should reduce any negative impacts that currently 

exist. So headlights for the proposed use will not negatively impact that property. 

 

The possibility of increased traffic has also been considered. However, considering the 

alternative of subdivision development, the proposed special uses not likely to have any 

material impact in traffic. 

 

The proposed use of the properties are compatible with surrounding residential property, 

especially given the large size of the site. There will be no vibrations, noxious odors, or loud 

noises in excess of normal residential uses as a result of that special use. 

 

The proposed use will leave the land mostly open, which enhances privacy. It maintains the 

large acreage parcels, compared to typical subdivision development.  

 

The subject property will be visited, open to the neighbors in certain respects, and 

periodically populated by associates of Hillsdale College. The college is well known for its 

academic excellence, wealthy donor base, and moral and religious training. The college 

espouses the principles of private property rights, and adherence to law. The students of 

Hillsdale College are some of the most academically gifted in the nation. So the people who 

will be populating the property are generous, thoughtful, law-abiding, and very intelligent.  

 

While the use is changed from single family residential to that of a religious institution, the 

social aspects are generally positive.  

 

Certain non-residential facilities can enhance residential property values. For instance 

private golf courses provide a similar park-like setting, and are usually a beneficial aspect of 

the surrounding neighborhood. Like the subject, it can offer visual appeal to the area. 

However, golf courses have more negative aspects, such as loss of privacy due to the much 

higher draw of patrons, or the occasional ball shot out of play. While the subject’s use offers 

some of the beneficial aspects of a private golf course, it doesn’t offer the negative aspects. 

 

In summary, the proposed use change will not have a negative impact on surrounding 

property values.  

 

Sales Study 
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Comparable sales can be analyzed after the project is completed to determine actual impact 

on surrounding values. However, without the project in place, a sales analysis will only 

provide insights into expectations of buyers and sellers. Those expectations might be flawed 

and prices corrected after the project comes to fruition. However, those expectations can be 

analyzed in context with sales for the larger community to determine whether buyers and 

sellers expect the proposed project to negatively impact property values.  

 

One way to compare sales in the area with the larger community is to compare sale prices 

with the most recent property tax assessment. In Connecticut, properties are re-appraised 

by the assessor every 5 years. The most recent assessor appraisal is from 2015. Current sales 

can be compared to the 2015 assessor appraisal values. One would expect property values 

to have changed since the 2015 assessor values. However, that change should be 

reasonably consistent for similar properties throughout the community. 

 

It is possible for variations between categories of homes. For example, large homes may 

have increased or decreased at a different rate than small homes. Or homes in one 

neighborhood may have increased at a rate different than those in other neighborhoods. 

However, those variations are expected to be minor, and statistically insignificant for this 

study. 

 

Plans for the proposed special use began in early 2019. On February 8, 2019, the Journal 

Enquirer local newspaper ran the story about the intentions of S. Prestley Blake and his wife, 

Helen, to donate the subject property to Hillsdale College. The article mentioned that the 

concept was brought before the Economic Development Commission at a January 7, 2019 

meeting. Other subsequent articles elaborated on the proposal. In short, the community is 

considered to have been exposed to the concept in early 2019.  

 

One way to measure the impact of nearby sales is to compare sale prices with the current 

appraised values. An “Appraised Value Multiplier” (or ratio study) can be calculated by 

measuring the increase (or decrease) in the current sales price over the 2015 values 

developed by the assessor. Those properties that sold nearest the subject can be compared 

with the larger market to determine if there is a substantial variance. 

 

Sales of residences for the entire town have been analyzed for the year 2019, based on sales 

reported in the assessor’s office. Sale prices were compared to the most recent appraised 

values. The two sales that are part of the subject property have been omitted. The remaining 

80 sales indicate sale price multipliers with a median of 1.06. That is, homes sold at 1.06 

times the assessor’s appraised values. The average is slightly higher, at 1.08. Minimum and 

maximum multipliers of 0.74 and 1.53 were indicated respectively. 

 

The following sales were taken from assessment records and are used for the study. 
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Location City State Sale Date Sale Price Style Living Area Nbhd

Appraised 

Value

Value 

Multiplier

952 MAIN ST Somers CT 2/7/2019 $285,000.00 Ranch 936 4 $269,400 1.06

961 MAIN ST Somers CT 10/1/2019 $338,500.00 Contemporary 2,385 4 $407,300 0.83

699 MAIN ST Somers CT 8/5/2019 $205,000.00 Cape Cod 1,323 4 $147,300 1.39

324 SOUTH RD Somers CT 7/2/2019 $292,900.00 Colonial 1,892 6 $268,100 1.09

249 SOUTH RD Somers CT 8/5/2019 $285,000.00 Colonial 2,012 6 $213,100 1.34

271 SPRINGFIELD RD Somers CT 9/16/2019 $188,700.00 Cape Cod 1,498 6 $151,500 1.25

156 SPRINGFIELD RD Somers CT 4/1/2019 $335,000.00 Colonial 2,382 6 $319,400 1.05

63 MAPLE ST Somers CT 12/4/2019 $375,000.00 Colonial 5,446 6 $435,000 0.86

25 SPRINGFIELD RD Somers CT 10/15/2019 $207,000.00 Cape Cod 1,756 6 $186,900 1.11

195 SPRINGFIELD RD Somers CT 2/6/2019 $267,000.00 Colonial 1,683 6 $215,000 1.24

471 TURNPIKE RD Somers CT 9/3/2019 $330,000.00 Raised Ranch 1,612 6 $299,100 1.1

121 HALL HILL RD Somers CT 11/26/2019 $211,000.00 Cape Cod 1,218 7 $168,100 1.26

83 PINNEY RD Somers CT 3/25/2019 $279,900.00 Raised Ranch 1,281 7 $216,900 1.29

370 HALL HILL RD Somers CT 3/7/2019 $215,000.00 Colonial 1,876 7 $195,300 1.1

71 SOKOL RD Somers CT 10/3/2019 $249,900.00 Raised Ranch 1,385 7 $221,100 1.13

93 FIELD RD Somers CT 5/20/2019 $280,000.00 Cape Cod 2,112 7 $285,200 0.98

139 HALL HILL RD Somers CT 2/25/2019 $159,000.00 Conventional 1,120 7 $126,200 1.26

56 ROOT RD Somers CT 10/15/2019 $175,000.00 High Ranch 1,566 8 $235,800 0.74

469 PINNEY RD Somers CT 10/21/2019 $357,900.00 Colonial 1,902 8 $297,300 1.2

163 ROOT RD Somers CT 9/4/2019 $230,000.00 Ranch 1,547 8 $208,000 1.11

156 BILTON RD Somers CT 9/18/2019 $215,000.00 Cape Cod 1,833 9 $206,000 1.04

18 QUALITY AVE Somers CT 9/25/2019 $196,000.00 Conventional 1,677 9 $156,000 1.26

195 GEORGE WOOD RD Somers CT 2/11/2019 $240,000.00 Raised Ranch 1,288 9 $224,500 1.07

24 GRIST MILL TER Somers CT 8/27/2019 $197,600.00 Raised Ranch 1,293 9 $232,400 0.85

23 BILTON RD Somers CT 8/5/2019 $182,500.00 Ranch 1,248 9 $201,200 0.91

68 MAPLE RIDGE DR Somers CT 4/1/2019 $169,900.00 Cape Cod 1,238 9 $167,200 1.02

17 QUALITY AVE Somers CT 9/23/2019 $163,000.00 Colonial 1,392 9 $156,800 1.04

65 GOODWIN DR Somers CT 8/1/2019 $207,500.00 Ranch 1,238 9 $176,800 1.17

485 HALL HILL RD Somers CT 6/17/2019 $229,500.00 Cape Cod 1,227 9 $175,200 1.31

59 MAPLE RIDGE DR Somers CT 6/3/2019 $179,000.00 Cape Cod 1,536 9 $191,900 0.93

383 WATCHAUG RD Somers CT 11/4/2019 $200,000.00 Raised Ranch 1,432 9 $234,900 0.85

23 MAPLE RIDGE DR Somers CT 10/22/2019 $209,900.00 Cape Cod 1,449 9 $184,300 1.14

759 STAFFORD RD Somers CT 3/20/2019 $324,000.00 Ranch 1,457 10 $311,500 1.04

47 BILLINGS RD Somers CT 12/9/2019 $329,000.00 Colonial 2,464 10 $293,100 1.12

120 NINTH DISTRICT RD Somers CT 8/21/2019 $262,500.00 Ranch 1,880 10 $260,400 1.01

70 MICHELE DR Somers CT 7/9/2019 $245,000.00 Raised Ranch 1,404 10 $220,100 1.11

99 ROSEHAVEN RD Somers CT 8/22/2019 $205,000.00 Cape Cod 1,023 10 $165,300 1.24

43 HAAS RD Somers CT 1/31/2019 $225,000.00 Ranch 1,656 10 $252,757 0.89

551 STAFFORD RD Somers CT 10/15/2019 $269,900.00 Colonial 1,748 10 $246,000 1.1

5 NORTHWEST DR Somers CT 11/27/2019 $249,500.00 Raised Ranch 1,288 10 $208,000 1.2

43 WELLS RD Somers CT 5/6/2019 $315,000.00 Ranch 2,213 10 $321,700 0.98

91 COLLINS RD Somers CT 7/25/2019 $269,900.00 Ranch 1,334 11 $232,000 1.16

120 COLORADO DR Somers CT 12/9/2019 $287,500.00 Cape Cod 1,578 11 $256,100 1.12

135 COLTON RD Somers CT 6/26/2019 $299,900.00 Ranch 2,513 11 $311,300 0.96

687 HALL HILL RD Somers CT 10/7/2019 $525,000.00 Contemporary 3,600 11 $484,500 1.08

95 LOUBIER DR Somers CT 7/2/2019 $400,000.00 Colonial 2,800 11 $315,500 1.27

39 CONCORD TER Somers CT 7/15/2019 $248,000.00 Raised Ranch 1,512 11 $224,700 1.1

53 WINWOOD CIR Somers CT 7/18/2019 $359,900.00 Raised Ranch 1,774 11 $258,300 1.39

9 POMEROY LN Somers CT 5/30/2019 $290,000.00 Contemporary 2,128 11 $302,200 0.96

14 COLLINS RD Somers CT 7/29/2019 $272,000.00 Raised Ranch 1,288 11 $222,200 1.22

129 COLORADO DR Somers CT 1/30/2019 $188,500.00 Ranch 1,194 11 $182,600 1.03

70 SOMERS HILL CI Somers CT 11/26/2019 $357,000.00 Cape Cod 2,520 11 $342,400 1.04

33 BLUE RIDGE MT DR Somers CT 11/25/2019 $241,500.00 Raised Ranch 1,536 11 $241,600 1

55 NOAH CHAPIN DR Somers CT 8/21/2019 $341,500.00 Split-Level 2,026 11 $301,700 1.13
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Home sales are graphically illustrated in the following map. 

 

51 HICKORY HILL DR Somers CT 7/29/2019 $289,900.00 Ranch 1,714 11 $266,700 1.09

103 COLTON RD Somers CT 10/16/2019 $270,000.00 Colonial 2,094 11 $263,800 1.02

189 FLORIDA RD Somers CT 8/12/2019 $226,500.00 Cape Cod 1,443 11 $226,600 1

76 BLUE RIDGE DR Somers CT 6/27/2019 $255,000.00 Ranch 1,960 11 $266,900 0.96

29 STILLMEADOW LN Somers CT 3/7/2019 $339,900.00 Colonial 1,897 11 $281,300 1.21

623 HALL HILL RD Somers CT 10/1/2019 $317,000.00 Colonial 2,315 11 $302,100 1.05

5 JAMESTOWN RD Somers CT 12/16/2019 $275,000.00 Cape Cod 2,033 11 $269,700 1.02

49 JAMESTOWN RD Somers CT 12/11/2019 $387,900.00 Colonial 2,260 11 $253,500 1.53

49 SHADY DELL LN Somers CT 9/3/2019 $292,500.00 Colonial 2,345 11 $304,200 0.96

49 NOAH CHAPIN DR Somers CT 6/24/2019 $362,000.00 Colonial 2,424 11 $288,000 1.26

68 GREEN TREE LN Somers CT 9/24/2019 $289,900.00 Raised Ranch 1,556 11 $266,400 1.09

26 SHADY GLEN LN Somers CT 7/10/2019 $295,000.00 Colonial 1,976 11 $248,200 1.19

23 HIGHLAND VIEW DR Somers CT 7/2/2019 $425,000.00 Colonial 3,055 12 $429,800 0.99

37 SKYRIDGE DR Somers CT 7/1/2019 $344,900.00 Ranch 2,004 12 $327,800 1.05

23 CARRIAGE DR Somers CT 6/6/2019 $330,000.00 Colonial 3,116 12 $406,000 0.81

63 CARRIAGE DR Somers CT 11/4/2019 $350,000.00 Colonial 2,466 12 $339,100 1.03

43 BRADFIELD DR Somers CT 7/25/2019 $285,000.00 Ranch 2,178 12 $321,600 0.89

9 ISABELLA DR Somers CT 12/12/2019 $349,900.00 Colonial 2,246 13 $343,200 1.02

55 TWINBROOK DR Somers CT 7/31/2019 $470,000.00 Cape Cod 3,316 13 $444,100 1.06

7 LA CABANA RD Somers CT 8/6/2019 $425,000.00 Colonial 2,629 13 $561,890 0.76

21 PARTRIDGE RUN Somers CT 5/23/2019 $396,500.00 Colonial 2,708 13 $372,800 1.06

49 MANSE HILL RD Somers CT 3/20/2019 $390,000.00 Colonial 2,790 13 $390,300 1

44 MULBERRY LN Somers CT 6/19/2019 $492,500.00 Cape Cod 3,220 13 $502,270 0.98

10 WHISPER WOODS DR Somers CT 8/15/2019 $419,000.00 Colonial 2,712 13 $394,000 1.06

61 LONG HILL DR Somers CT 8/1/2019 $805,000.00 Colonial 4,598 14 $735,720 1.09

18 HALLIE LN Somers CT 7/1/2019 $460,000.00 Cape Cod 4,620 14 $591,600 0.78

Average 1.08

Median 1.06
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Some of the sales are inconsistent with the assessor’s appraised values. For instance, the 

property at 383 Watchaug Road was an estate sale, and was reportedly in the process of 

going through probate approval. The property listing included the following description:  

 

“HOME IS SOLD IN AS-IS CONDITION. IDEAL FOR INVESTOR/PROPERTY FLIPPER. 

WILL NOT QUALIFY FOR FHA FINANCING IN IT'S PRESENT CONDITION AS HOME 

NEEDS WORK.”  

 

The property sold with a lower than typical multiplier of 0.85, which is attributed to other 

the sale and condition factors, rather than the subject’s proposed special use. 
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Other sales in the immediate area are more consistent with the larger market. The following 

map graphically illustrates each of the nearby sales. For each sale, the value multiplier and 

sale date is indicated. 

 

 
 

The above data illustrates that comparable sales near the subject exhibit no substantial 

deviation in the appraised value multipliers when compared to the larger community. As 
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mentioned earlier, the sale at 383 Watchaug Road is well below the normal range, but that 

factor is explained by conditions surrounding the sale.  

 

There were two sales on Carriage Drive during 2019. The sales exhibited value multipliers of 

1.03 and 0.81. The earlier sale was pending in April 2019, and subsequently sold in June 

2019 and exhibited the much lower multiplier. The more recent sale, dated November 4, 

2019 exhibits a more typical multiplier of 1.03. The slight variance from the average and 

median values not likely attributed to the subject’s proposed change in use. 

 

Those sales nearest to the subject property, 687 Hall Hill Road, and 623 Hall Hill Road, both 

experience multipliers consistent with the larger community. Just south of the subject, the 

house at 485 Hall Hill Road sold at a much higher multiplier. However, like some of the 

other deviations, the high multiplier is likely explained by other factors. 

 

The sales study is included only as a gauge of market expectations for the proposed change 

in use.  These expectations could be driven by unfounded fears or unreasonable 

expectations. Moreover, expectations can be manipulated by real estate agents, market 

participants, neighbors, or others, until the use comes to fruition.  After the use change is in 

place, the true physical and environmental factors of the proposed will be experienced by 

the market.  Those changes are more likely to enhance property values.  

 

Conclusion 

 

The proposed change in use introduces no new features to the subject property or the 

environment that are likely to negatively impact surrounding property values.  Rather, the 

proposed use is expected to bring characteristics to the subject and surrounding area that 

are likely to enhance surrounding property values.  

 

Residential sales in the surrounding area have been analyzed, and do not reflect a decline in 

values associated with the proposed change in use.  
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Certification 

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

 

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

opinions, and conclusions are limited only by the reported assumptions and limiting conditions, 

and are my personal, unbiased professional analyses, opinions, and conclusions.  

 

I have no present or prospective interest in the property that is the subject of this report and I 

have no personal interest or bias with respect to the parties involved. I have no bias with 

respect to the property that is the subject of this report or the parties involved with this 

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

reporting pre-determined results.  

 

My compensation is not contingent upon the reporting of a predetermined value or direction in 

value that favors the cause of the client, the amount of the value estimate, the attainment of a 

stipulated result, or the occurrence of a subsequent event directly related to the intended use of 

this study.  

 

My analyses, opinions, and conclusions were developed and this report have been prepared in 

conformity with the Uniform Standards of Professional Appraisal Practice, the Codes of Ethics 

and Standards of the American Society of Appraisers. 

 

The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and Standards 

of Professional Appraisal Practice of the Appraisal Institute. The use of this report is subject to 

the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. As of the date of this report, I, Michael F. Kurschat, have/has completed the 

continuing education program for Designated Members of the Appraisal Institute. 

 

I, Michael F. Kurschat, have made a personal inspection of the property that is the subject of this 

report. No one else provided significant professional assistance to the person(s) signing this 

report. 

 

I have performed other services regarding the subject property within the 3 year period 

immediately preceding acceptance of this assignment. 

 

Respectfully, 

 

 

 

       Michael F. Kurschat, MAI, ASA, M.S.F. 

       kurschat@kurschatco.com  

       President/Appraiser 

       CT Appraiser License #RCG.000.1600 

       Expires 4-30-2020 
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